CITY OF SAN CLEMENTE

HOUSING ELEMENT
OF THE
GENERAL PLAN

2000

San Clemente
Housing Element 2000
06/05/02



ACKNOWLEDGEMENTS

The revised Housing Element was prepared for the City of San Clemente by the staff of the
Community Development Department.

City Staff

James S. Holloway Community Development Director
James B. Hare, City Planner
Ledie Davis, Housing Coordinator

In addition, the Housing Element Advisory Committee (HEAC) was appointed by the City Council
in 1996 to assit in the preparation of the Housing Element and provide input on behaf of the
economic segments and of the housing interests of the community. The Community Devel opment
Department would like to thank them for their contributions.

Housing Element Advisory Committee

Susan Ritschdl — Chair (1996 Planning Commission representative)
Steve Apodaca— Vice Chair (1996 Committee Mayor)
Councilman Pet Ahle (City Council aternate)
Mark Schmitt(Planning Commissioner aternate)
Robb Steel (1996 HEAC Vice Chair)

Ledie Whitlinger (Human Affairs Committee)

Al Rajput (Human Affairs Committee, alternate)
Citizens at large:

Sandy Condello
Juan Jasso
Mary La Husen
LilaLiebertha
Ruth Yeilding, Senior Citizen representative

San Clemente
Housing Element 2000
06/05/02



Table of Contents

HOUSING ELEMENT REVISION 2000- EXECUTIVE SUMMARY
1.0 Introduction

2.0 Scope and Contents

3.0 City of San Clemente Housing Goals

4.0 Summary of Needs Assessment

5.0 Regional Housing Needs Assessment (RHNA)

6.0 Policy and Programs

INTRODUCTION TO THE HOUSING ELEMENT
1.1 Purpose of the Housing Element

1.2 Overview

1.3 Citizen Participation

1.4 State Housing Element Requirements

1.5 Consistency of General Plan and other Housing Plans

1.6 Sour ces of Information

NEEDS ASSESSMENT, OPPORTUNITIES AND CONSTRAINTS
2.1 City Profile

2.2 Housing Needs

2.21 Housing Needs from Population Growth

2.211 Residentia Land Use Inventory

2.212 Housing Growth Trends and Opportunitiesy Annexation Program

Ranch Development Opportunities 1999-2005

Talega Annexation Program

In-fill Development Opportunities 1999 -2005

2.213 Population and Housing Projections

2.214 Regional Housing Needs Assessment (RHNA)

2.215 Residentia Development Potential and Regional Housing Needs

2.216 Quantified Objectives for Construction, Rehabilitation, and Conservation
2.217 Public Services and Facilities

2.22 Housing Needs Due to Deterioration of Dwellings

2.23 Housing Needs Due to Population Characteristics and Special Needs Households
2.231 Age and Household Size

2.232 Income and Housing Affordahility

2.233 Employment

2.234 Specia Needs Housing

W W NN PP

© © 00 N N N

13

14
14
15
16
18
19
21
23
24
25
27
29
30
30
31
32

36

San Clemente
Housing Element 2000
06/05/02



2.235 Overcrowding
2.236 Summary of Needs Assessment

2.3 Equal Opportunity Housing

2.4 Coastal Housing
2.41 Redevelopment Project Area

2.5 Energy Conservation

2.6 Housing Constraints and Mitigating Opportunities
2.61 Governmental Constraints and Opportunities
2.611 Land Use Controls

Generd Plan Policies

Zoning Designations and Overlay Districts
Growth Controls

Permit Processing

Enforce laws and codes

Mitigating Opportunities for Land Use Controls
2.612 Building, Electrical and Plumbing Codes
Constraints

Mitigating Opportunities

2.613 Code Compliance Programs

Constraints

Mitigating Opportunities

2.614 Cdlifornia Environmental Quality Act
Constraints

Mitigating Opportunities

2.615 Cadlifornia Coastal Act and Regulations
Constraints

Mitigating Opportunities

2.616 Article XXXI1V — Cdlifornia Constitution
2.62 Market Constraints and Opportunities
2.621 Cost of Land

Constraints

Mitigating Opportunities

2.622 Cost of Construction

Constraints

Building Area

61

Mitigating Opportunities

2.623 Financing

62

Constraints

63

Mitigating Opportunities

2.63 Environmental Constraints and Opportunities

2.7 Summary of Preservation of Assisted Housing

EVALUATION OF THE 1989 HOUSING ELEMENT

40
40

42

42
43

44

45
45
46
46
47
49
51
53
53
55
55
56
56
56
56
57
57
57
57
57
58
58
58
59
59
60
61
61

61

69
71

San Clemente
Housing Element 2000
06/05/02



3.1 Effectiveness
3.12 Evauation of Inclusionary Housing Program

3.2 Progress
3.21 Accomplishments

3.3 Appropriateness of Policiesand Programs

GOALS, POLICIES AND PROGRAMS
4.1 Introduction

4.2 State Housing Goals

4.3 City of San Clemente Housing Goals

4.4 Policies

4.41 Policies for Construction

4.42 Policies for Rehahilitation

4.43 Policies for Conservation

4.44 Policiesfor Administration
4.45 Policies for Affordable Housing

4.5 Program Implementation
4.51 Construction Programs

4,52 Rehabilitation Programs

4,53 Conservation Programs

454 Administration

4,55 Affordable Housing Programs

4.6 Program Priorities
4.7 Program Descriptions

4.71 Neighborhood Revitalization
4.712 Neighborhood Pride Program

4.713 Home Rehabilitation Program

Home Rehabilitation Program Qualifications
Types of Funds Available

4.72 Redevelopment Agency (RDA), Affordable Housing Program
Redevelopment Agency Five Year Implementation Plan

4.73 Inclusionary Housing Program

4.74 Inclusionary Housing Program I mplementation Details

4.741 Purpose of Inclusionary Program
4.742 Requirements

4.743 Purpose of the In-lieu Fee

4.744 Use of In-Lieu Fees

73
73

77
77

79

83
83
83
84

85
85
85
86

87
87
89
90
91
95

98
98

99
99
99
100
100

101

102

105
106

106
106
107
110

San Clemente
Housing Element 2000
06/05/02



List of Tables

= o L= o PR TPRTSUPRTRRN

Housing Element Requirements and Reference Page

TaADIE 2-0...c s

Population Growth
San Clemente and Orange County 1980-2000

TaDIE 22

City of San Clemente
Housing Growth 1980-2000

City of San Clemente & Sphere of Influence
Vacant Acreage and Projected Development  January 1999- June 2005

Residential Land Use Summary
Talega— City and Sphere of Influence 1999- 2012

Talega City and Unincorporated County Sphere of Influence
Current and Projected Development

Talega Annexation Program 1999-2004

San Clemente
Housing Element 2000
06/05/02



LI o) =022 L0 OSSPSR 2
Projected Development of Vacant Residentia In-ill Lots  1999-2005

LI o] =2 USRS 23
City of San Clemente
Population and Housing Growth January 2000- June 2005

LI 1= OSSR 24
City of San Clemente
Regiona Household Needs by Income Group 1998-2005

TADIE 2-13. . bbbt bt e e bbb e e 26
Transfer of RHNA Housing Units from County Unincorporated
Regiona Household Needs by Income Group 1998-2005

TaADIE Z-A3 A e 27

Total RHNA Units and Projected Units to be Constructed
Taega Annexation and City Housing Units

Regiona Household Needs by Income Group 1998-2005

LI o 1A USROS 27
City of San Clemente
Quantified Objectives for Construction, Rehabilitation and Conservation 1998-2005

TADIE 2-05. ...t re e 31
San Clemente
Population and Household Characteristics 1990 Census

TADIE 2-16.....eeeee ettt e e bbb e e enr e 32
San Clemente Housing Costs *  June 2000

LI o1 RSP RT 32
Housing Affordability for Very Low Incometo Moderate Income Households
HUD Income Categories for Orange County 2000

San Clemente
Housing Element 2000
06/05/02



TADIE Z-18....... e e e e e e e e e e r e e e e e e e abrraaeaaaas
Occupations of San Clemente Residents - 1990 Census

LI o125 L OSSPSR
Labor Market within San Clemente
State Employment Development Department -1996

B IE= o LT PP
San Clemente Special Needs Housing
1990 Census Data and 2000 Affordable Units

TADIE 2-21....cec bbb r e bt b r e e
General Plan Residential Density Ranges -2000

Residentiad Zoning Districts*
San Clemente Zoning Ordinance Section 17.32.030(4)

TADIE 2-23... bbb bt e enr e
Non-Resdentia Zoning Districts with Residential Uses Conditionally Permitted*
San Clemente Zoning Ordinance Section 17.36.020(8) and 17.40.030(5)

TADIE 2-24........eeeeeee e e e e b e e e e e rar e e e e anaeeeeennnes
Parking Requirements for Three or More Units on a Single Lot
San Clemente Zoning Ordinance Section 17.64.050(B)(7)

TADIE 2-25.... .. e e e e e e e e e e e — e e e e e e e aarraaaaaaas
San Clemente Overlay Districts

TADIE 2-26......ceeee ettt e e e b e b e re e enee e
Panning and Engineering Selected Permit Fees* -2000

LI o LS SRR

San Clemente
Housing Element 2000
06/05/02



Basic Construction Valuation for Residential Properties
San Clemente Building Division - 2000

TaDI@2-28......oe

Orange and LA County Mortgage Rates* -May 2000

TaDIE 2-29.....co

Money Rates* May 2000

LI o LS 2 TR

Inclusonary Housing
Requirements and In-lieu Fees Collected - 1996-2000

TaDIE B2 .o

Evauation of Regional Housing Needs A ssessment - 1989-2000

TabDIE B3

1989 Housing Element

Evaluation of Policies and Implementation Programs

San Clemente Redevelopment Agency
Affordable Housing Program
Estimated Units Assisted with Housing Funds 1999-2004

San Clemente
Housing Element 2000
06/05/02



EXECUTIVE SUMMARY

San Clemente
Housing Element 2000
06/05/02



CHAPTER 1
INTRODUCTION

San Clemente
Housing Element 2000
06/05/02



CHAPTER 2
NEEDS ASSESSMENT, OPPORTUNITIES AND
CONSTRAINTS

San Clemente
Housing Element 2000
06/05/02



CHAPTER 3
EVALUATION OF THE 1989 HOUSING ELEMENT

San Clemente
Housing Element 2000
06/05/02



CHAPTER 4
GOALS, POLICIES AND PROGRAMS

San Clemente
Housing Element 2000
06/05/02



Housing Element Revision 2000- Executive Summary

1.0 Introduction

The Housing Element is a component of the Generd Plan which identifies the housing needs of all
economic segments of the community and recommends way's to meet these needs while balancing
community objectives and resources. State law requires that all cities adopt a Housing Element
and requires that the Element be revised as appropriate but not less than every five years, unless
extended by the State. Due to the State's budget crisis in 1993-94, the required update of the
Regional Housing Needs Assessment (RHNA) and Housing Element was postponed from 1994 to
1996. In preparations for the June 30, 1996 Housing Element update the City of San Clemente
convened a Housing Element Advisory Committee which updated the goals and policies of the
1989 Housing Element. This update was not adopted by the City Council because the State
postponed the RHNA assessment and the due date of the Housing Element to June 30, 1998. The
Housing Element was postponed once more to enable the Southern California Association of
Governments (SCAG) to begin the RHNA amdlysisin 1998. The completed RHNA analysis was
submitted by SCAG and approved by the State Housing and Community Development
Department (HCD) on December 21, 1999. Under the new law enacted by AB1744, the housing
element revison completion date for jurisdictions located in the SCAG region is December 31,
2000.

The last Housing Element was adopted December 20, 1989 and amended on March 17, 1993 for
the Preservation of Assisted Housing. The revisions presented herein incorporate the most current
data and information that are readily available. The section on the evaluation of the 1989 Housing
Element includes the progress the City has made in the implementation of the housing goals,
policies and programs and the revisions to the Housing Element made in 1996.

2.0 Scope and Contents

The Housing Element consists of the executive summary, four chapters and supportive
appendices. The first chapter summarizes the Housing Element law, requirements and its
relationship to the General Plan. It dso explains the public participation effort of the Housing
Element Advisory Committee appointed by the City Council. This effort, in addition to the
participation of the public and the development community at workshops and public hearings
produced the updated Housing Element.

The second chapter provides an andysis of the housing needs, opportunities and constraints to
housing development in San Clemente. The needs assessment quantifies the problems of housing,
especialy the need for affordable housing. Requirements for Coastal Housing and redevel opment,
the vacant land inventory, the regional housing needs analysis, and an update of the preservation
of assisted housing units are a so included in the second chapter.

The third chapter consists of the evauation of the existing Housing Element, and the

San Clemente 1
Housing Element 2000



progress and assessment of the City’s housing programs and related ordinances. The evaluation
assesses 23 palicies and the programs developed to implement them since 1989.

The fourth chapter presents the City’s goals, policies and programs for housing. It also describes
the programs implemented by the Planning Division, and the revisions to the Inclusionary Housing
Program. The appendices includes additional statistical tables from the Census and other sources,
the origind Amendment for the Preservation of Assisted Housing,1989-1999, and copies of
ordinances and housing laws.

3.0 City of San Clemente Housing Goals

Four new housing goas were included in the 1996 update and carried forward with the 2000
update:

1 To provide opportunities for a decent home in a hedlthy living environment for al
households in the City of San Clemente as stated in the National Housing Acts
and by the Cdlifornia State Legidature.

2. To ensure that residential land uses properly relate to other land uses to form a
functiondly integrated and economically balanced community.

3. To ensure overal high degree of residentiad quality, maintenance, and
rehabilitation where needed, throughout the community.

4. To provide a supply of housing that offers a variety of housing opportunities,

including for-sadle and renta units, to accommodate a diverse population and al
€conomic segments.

4.0 Summary of Needs Assessment

The following table provides a profile of housing, population and income characteristics of San
Clemente, in addition to the specia needs population.

Summary of Needs Assessment

Tota Population Jan.2000 — 50,302 Projected Population June 2005 — 62,151
Tota Housing Units Jan. 2000 — 20,872 Projected Housing Units June 2005 - 25,481

Total City Projected New Housing Units Jan. 2000-June 2005 - 4,609 (includes County/Taega
annexations.)

Total SCAG/RHNA Construction Need Projection Jan.’ 98-June 2005 — 2,719 d.u.

Total RHNA Transfer of Housing Units from County Unincorporated Areato City - 1,864
Orange County Median Income 1990 - $45,922

Orange County Median Income 2000 - $69,600 (HUD, 2000)

Special Needs Households 1990 Census

Very Low Income 1990 -earning less than $20,000 - 2,640 households

Percent paying more than 30% of Income on rent - 84%

1990 Affordable Housing Cost for very low income households - $500/month
Very Low Income 2000 - $34,800 Affordable Housing Cost - $870/month

Disabled Persons with a mobility or self carelimitation - 3,417 persons

San Clemente 2
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Seniors over 65 yearsold - 5,336 or 13% of the population
Number of Seniorsat or below poverty - 261 persons or 5% of senior population
Number of Senior Households - 3,482 or 21% of total households in City
Number Senior Households living done - 1,353 or 39% of senior households

Total Persons living in Poverty - 2,852 or 7% of the population
Poverty Households with Children
In Married Family - 37%
Female Househol der, no spouse - 51%

Male Householder, no spouse - 12%  Source: 1990 Census,State Dept. of
Finance,HUD,2000

5.0 Regional Housing Needs Assessment (RHNA)

The Southern California Association of Governments (SCAG) in conjunction with Orange County
Council of Governments (OCCOG) and te Center for Demographic Research at Cal State
Fullerton determined the city’s share of the regiona housing needs by household income. The
following table presents the housing needs for the period of January 1998 - June 2005. Thisis
based on projected household growth, less vacancies, plus replacement need and construction
need over the six and a half year period. When Taega builders are ready to pull building permits
in the Talega unincorporated area, the County is able to transfer their regional housing needs quota
to the City of San Clemente. After building permits are applied for the land is annexed into the

City.

City/SCAG RHNA* Talega Unincorp.Land RHNA
Household Income Level 1998-2005 Transfer to City 1998-2005
Very Low 545 477
Low 308 252
Moderate 550 573
High 1,317 562
Tota Housing Units 2,719 1,864

6.0 Policy and Programs

The following table presents a updated summary of the 1989 Housing Element policies and
program action to be taken to implement the policies. Policies are broken into five different
categories. Congruction, Rehabilitation, Conservation, Administration and Affordable Housing.
Section 4 provides the implementation plan for the policies and objectives.

San Clemente 3
Housing Element 2000




POLICY CATEGORY
Construction and Rehabilitation

PROGRAM
Action

1. Building Code update

2. Community Standards

3. Siting of Housing

4. Assisted Housing

5. Congtruction of Affordable Housing

N o

8.

0.

Second Residential Units
Redevelopment

Rehabilitation

Modification of Units

10. Monitor deterioration

Conservation

Innovative congtruction techniques to
reduce housing costs

Increase neighborhood quality through code
enforcement
Encourage below market rate housing to be
accessible and sited throughout the city
Apply for grants to increase supply of
affordable housing
Encourage construction of affordable housing
through the provision of Loans and Grantsto
Non-Profit Housing Agencies, Inclusionary
Program, Tax Credits, Density Bonus and other
incentives
Allow for development of “granny units’
Fecilitate the acquidtion, rehabilitation and
conversion of dilgpidated multi-family units
to non-profit ownership
Continue loca Home Rehabilitation Program,
provide loans and grants
Provide loans and grants to make housing
more accessible to disabled persons
Continue Neighborhood Pride Program and
Code Enforcement to work with property
owners to prevent deterioration of housing
Stock

Action

11.

12.

13.

Continued affordability

in coastal zone

Preserve residentially zoned
mobilehome parks
Condominium Conversion

Administration

Enforcement of Coastal Zone laws, ensure
replacement of affordable housing

Assig in affordability of mobilehome parks

through loans and grants
Enforcement of conversion law when
vacancy rates are below 10%

Action

14.

15.

16.
17.

Housing program

Public Participation

Fair Housing
Relocation Assistance

Continue implementation of programs and
projects

Update future Housing Element and CDBG
Program, , provide workshops and hold public
hearings as required by State/Federal law
Promote fair housing practices

Compliance with relocation laws

San Clemente
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18.

19.

20.

21.

22.

23

Marketing of Programs

Homeless | ssues

Housing Support Services

Housing and Recreation
Alternate Housing

. Neighborhood Associations

POLICY CATEGORY

Af

fordable Housing *

Provide public information on housing programs
through provision of brochures, flyers, mail and
other public access media

Assist with trangition from homelessness to
permanent housing by working with Non-
profit agencies

Provide grants to Non-profit Agenciesto
develop and support housing programs serving
specia needs population

Plan for adequate recreation and open space
within new housing developments

Encourage provision of congregate housing
and assisted living facilities

Provide information to residents on property
management, neighborhood associations

PROGRAM

Action

24. Innovative housing

25.

26.

27.

28.

29.

30.

3L

32.

Expand housing stock

Conversion

Finance Projects

At-risk Projects
Non-profit ownership
Length of affordability
Program monitoring

Review fees

Work with private and non-profit developers
to identify financing sources and provide
below market rate housing

Assig in congtruction, acquisition and
rehabilitation of properties, provide zoning
incentives, reduce parking requirements,
provide density bonuses for new units
Assig in financing conversion of high
vacancy motels and apartments to below
market rate housing

Provide grants and |oans to Non-profit

housing corporations housing very-low
income households

Review ability for city to financialy support
projects at risk of losing their affordability
Support non-profit ownership of below

market rate housing

Require publicly funded housing to be for
longest feasible time

Ensure affordability requirements are met
through annual monitoring

Review fees to determine which can be
deferred, reduced or supplemented

! Affordable Housing refers to government subsidized or assisted (through incentives) below market rate
housing regulated for very-low income households earning 50% (60% tax credit limit) or less than median
income where housing costs are no greater than 30% of household income according to government

regulations.
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7.0 Summary

The Housing Element identifies needs, establishes goals and policies, and recommends programs
to address those needs from 1998-2005. Although statutory requirements shape the contents of
the element, the specia setting and capabilities of the City of San Clemente form the basis for
al components of the Housing Element.
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Introduction to the Housing Element

1.1 Purpose of the Housing Element

The purpose of the Housing Element is to identify the City’s housing needs and outline gods,
policies and programs to address them. The Housing Element is a five year plan, extending from
December 31, 2000 through June 30, 2005, barring any extensions from the State. The primary
issues addressed in the Housing Element include: 1) the provision of a decent home in a healthy
environment for al economic levels of society, 2) housing affordability for specid needs
populations, 3) assigting in the development of affordable housing, 4) implementation of housing
programs, and 5) rehabilitation and preservation of existing affordable housing.

1.2 Overview

The Housing Element is a component of the Generd Plan. It is the primary planning guide for
local jurisdictions to identify the housing needs of the city and recommend ways to meet these
needs while balancing community objectives and resources. The 2000 Housing Element consists
of the Executive Summary, and four chapters, including: 1) Introduction, 2) Needs Assessment,
Opportunities and Congtraints, 3) Evauation of the Housing Element, and 4) Goals, Policies and
Programs, and the Appendices.

1.3 Citizen Participation

The importance of the Housing Element provides an opportunity for participation of citizens from

al economic segments of the community.  Section 65583(c)(5) of the Government Code states
that, “The local government shall make diligent effort to achieve public participation of al the
economic segments of the community in the development of the housing element ...” . In 1996 the
City Council appointed sx members of the community, one City Council member, one Planning
Commission member, one Human Affairs Committee member and dternates to the Housing
Element Advisory Committee (HEAC). The members of the committee consisted of a diverse
age, nationdity, income and housing background. Nine public HEAC meetings were held, in
addition to a study session, and two public hearings. The HEAC meetings provided a two way
dialogue between City staff and participants. The meetings provided an avenue for the staff to
provide information concerning pertinent laws, needs data, goas, and programs, to enable the
Committee to update and develop new policies and programs to recommend to the City Council.
The group was invited to a study session in the fal of 2000 to review the updated 2000 Housing
Element. The Planning Commission is aso scheduled to hold a public hearing on December 5"
and make a recommendeation to the City Council for approval on December 20, 2000.

The Housing Coordinator also coordinates the Human Affairs Forums that are held five times a
year. The forums are sponsored by the City’s Human Affairs Committee (HAC) and are
advertised in the loca paper, Sun Post News, the LA Times and the Register. In addition, over
200 persons and organizations are mailed notices of the forums. The purpose of the forumsis to
discuss local socid issues and needs and to identify resources available to residents and non-profit
organizations providing services in San Clemente. Attendance at the forums includes members of
the public, government officials, loca representatives of housing, emergency services, disabled
sarvices, youth, family and senior organizations, to name a few. A list of the organizations
participating at the Human Affairs Forums is included in the Appendix. Some of the forum topics

San Clemente
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in the last several years has included affordable housing — including permanent, transitiona and
emergency shelter resources, homeless needs, emergency services, domestic and family violence,
mental health, youth and senior needs. A needs assessment survey was taken at a forum in 1999
which identified affordable housing as the issue with the greatest needs in San Clemente. Optiona
surveys are provided at every forum and filled out by interested participants to elicit feedback on
the forum and to request additional information or make recommendations for future forums. In
September 2000, a forum on emergency services and housing was held and input from loca

agencies and the public was gathered for the preparation of the Housing Element. Copies of the
draft Housing Element were made available to a wide variety of non-profit organizations for their
input and comment. At least once a year a forum on housing issues is provided to receive input
from the public and provide information to interested participants. In January 2001, the County’s
Homeless Coordinator, the Executive Directors from the Shelter and Hunger Partnership and

Saddleback Outreach, and the City’s Housing Coordinator discussed the Orange County homeless
needs assessment, new programs and projects available to the public, as well as funding sources
available for non-profit housing organizations to build new affordable housing.

In the spring of each year, the City’s Sociad Service Budget Committee reviews grants submitted
to the City for funding from the Socia Service Budget within the General Fund. The City funds
approximately 15 different non-profit organizations programs based on their ability to meet the
community’s needs and provide services identified at the Human Affairs Forums. In addition to
the Human Affairs Committee, the Housing Coordinator participated on an Ad-Hoc San Clemente
Homeless Task Force during 1999 and 2000 to understand the local homeless needs and develop a
cold wesather shelter. Participants from various churches and non-profit agencies representing the
homeless met on a monthly basis. A cold weather shelter was operationa for 2 years until the
Church leadership changed and shelter needs changed from single individuals to families. Families
are now provided emergency shelter at local hotels through payments made by the Salvation

Army, Family Assistance Minigtries, and loca churches.  Through the Human Affairs Forums,

Sociad Service Budget Committee interviews with the non-profit agencies, and follow-up
monitoring of grants, there is a substantial amount of communication between the City and the
community regarding housing and other socia needs. The Housing Coordinator also participates
on various Countywide committees and consortiums on affordable housing and homeless needs.

Thisinformation is shared with the participants at the Human Affairs Forums.

1.4 State Housing Element Requirements

The preparation of the Housing Element is guided by California State Law, Chapter 10.6 and 10.7
for coastal communities of the Government Code. The law governing the contents of Housing
Elements is among the most detailed of al elements of the General Plan. According to Section
65583 of the Government Code, “The Housing Element shdl consist of an identification and
anaysis of existing and projected housing needs and a statement of gods, policies, quantified
objectives, and scheduled programs for the preservation, improvement, and development of
housing and shall make adequate provision for the existing and projected needs of all economic
segments of the community”.

The State Department of Housing and Community Development sets forth specific requirements
regarding the scope and content of Housing Elements prepared by cities and counties. Table 1-1
summarizes these State Housing Element requirements and identifies the applicable chapters of

San Clemente
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the San Clemente Housing Element where these requirements are addressed. Three main areas
of study are required in the Element: 1) Housing Needs Assessment, 2) Goals and Policies, and 3)
Housing Programs and schedule for implementation.

1.5 Consistency of General Plan and other Housing Plans

The Housing Element must be consistent with the rest of the General Plan. The General Plan was
updated in 1992. Housing must be viewed in a context that includes more than the availability of
adequate shelter. Externa factors affect the adequacy of housing, including the quality of public
services, aesthetics and visua characteristics, and proximity to related land uses. For example,
the location of housing determines the extent of school, park, library, police, fire and other services
associated with housing. The Housing Element builds upon the other General Plan Elements and
is consistent with the policies and proposals set forth by the Plan.

In addition, the Housing Element was evaluated for consistency with the Orange County
Consolidated Plan, the City’s Five Y ear Redevelopment Plan and Housing Strategy. Because the
required contents of the Consolidated Plan and portions of the RDA Housing Strategy are very
similar to the Housing Element, the City’s Housing Element is consistent with these plans.

1.6 Sources of Information

The 2000 Housing Element is based upon the most current information that was available at the
time of preparation. The most detailed and accurate data base is the 1990 Census for population
and income profiles. In addition, the primary sources of information included the following: the
Regiona Housing Needs Assessment came from the Southern California Association of
Governments which determined the projections for regional housing needs by income group; the
1980 - 2000 housing, population and vacancy estimates from the California Department of
Finance; the 1990 - 2000 HUD median income figures; the 2000 Vacant Land Inventory, City of
San Clemente, UC Irvine Intern Survey; the 2000 Projected Development of Ranch and Infill
properties, Planning Division; the 1992 and 2000 Survey of Residentia Rehabilitation Needs,
Planning Division; and the Construction Vaues from the Building Standards Association.

The following table outlines the requirements of the Housing Element and the reference page cites
where the information is located.

San Clemente
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Table 1-1
Housing Element Requirements and Refer ence Page

Required Housing Element Component Reference
A. Housing Needs Assessment Appendix for Census Tables
1. Analysisof population trendsin San Clementein Chapter 2, page 2-2

relation to regional trends.

2. Aninventory of land suitable for residential Chapter 2, page 2-3-2-5
development and an analysis of the relationship of
zoning, public facilities and services to these sites.

3. Projection and quantification of San Clemente’ s existing Chapter 2, page 2-11-2-13
and projected housing needs for all income groups.
(RHNA analysis)
4. Quantified Objective for Construction,Rehabilitation, Chapter 2, page 2-15
and Conservation
5. Analysis and documentation of San Clemente's Chapter 2, page 2-16
housing characteristicsincluding the following:
a. housing stock condition Page 2-16
b. level of housing cost compared to ability to pay Page 2-19
c. overcrowding Page 2-26
6. Analysisof specia housing need: disabled, elderly, Chapter 2, page 2-22 - 27

large families, female-headed households, low income,
personsin need of emergency shelter.

6. Analysisof employment trendsin relation to housing Chapter 2, page 2-20
needsin San Clemente.

7. Coastal Housing and Redevel opment Requirements Chapter 2, page 2-27

8. Analysisof opportunities for energy conservation with Chapter 2, page 2-29

respect to residential development.

9. Anaysisof existing and potential governmental Chapter 2, page 2-30
constraints upon the maintenance, improvement, or
development of housing for all incomelevels.

9. Analysisof existing and potential non-governmental Chapter 2, page 2- 43
and market constraints upon maintenance,
improvement, or development of housing for all income
levels.

Chapter 2, page 2- 55

10. Analysis of assisted housing developments eligible to
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Required Housing Element Component Reference

change from non-low income housing use.

Chapter 3
B. Evaluation of 1989 Housing Element

Chapter 4
C. Goasand Palicies

Chapter 4

1. ldentification of San Clemente' s goals, quantified
objectives, policies, and financial resources relative to
mai ntenance, preservation, improvement, and
development of housing.

D. Implementation Program

State guidelines provide for an implementation program
to do the following:

Appendix, Maps
1. Identify adequate sites with required public services
and facilitiesfor avariety of housing typesfor all

income levels.
Chapter 4, page 4-17
2.. Conserve and improve the condition of the existing and
affordable housing stock in San Clemente.
(Neighborhood Pride Program. Home.Rehab.Program)
Chapter 4, pages 4-22
3. Program to assist in the development of adequate
housing to meet the needs of |ow-and moderate-income
households. (Inclusionary Housing Program)
Chapter 2, page 2-27
4. Equal Opportunity Housing :Promote housing Policy 16, page4-10
opportunities for all persons.

San Clemente
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Needs Assessment, Opportunities and Constraints

This chapter provides an analysis of the housing needs, opportunities and constraints to developing
housing in San Clemente. State Law requires the Housing Element to address the following
categories as they relate to the provision of housing for al economic levels of residentsin the City:

Housing Needs

Housing Trends and Opportunities

Land Inventory and Site Availability

Population and Household Characteristics
Employment of Population

Special Needs Housing

Regiona Housing Needs

Coastal Housing Devel opment

Housing Characteristics, Cost, and Affordability
Conservation/Preservation of Affordable Housing
Energy Conservation

Equal Opportunity Housing

Congtraints on Housing Development
Preservation of Assisted Housing

Appendix A is the Technical Appendix for the needs assessment with additional analysis and
tables from the 1990 Census data and local red estate information.

2.1 City Profile

San Clemente is the southern most city in Orange County. Its coastal setting, Mediterranean
climate, and rolling hills provide a unique and attractive living environment. This resort setting has
a substantia impact on the employment characteristics as well as the city’s economic base.

These conditions attract growth which create a highly competitive residential atmosphere.

The City has three general sub-markets of development: the historic town center-coastal area, the
resdentially developed hillside areas, and the continuing development of the Ranch Properties east
of Interstate 5.

The City’ s development pattern is shaped by its geographic setting and boundaries; to the west -
coastal development from Interstate-5 to the Pacific Ocean, east of Interstate 5 - large ranch
properties (except for Marblehead Coastdl), to the south - San Diego County/Camp Pendleton,
and to the north, the cities of Dana Point and San Juan Capistrano.

Prior to 1990, housing of Marines from Camp Pendleton impacted the rental market. Due to the
lower cost of housing in Oceanside, the development of 1,997 new housing units on Camp
Pendleton since 1990, and the reduced number of military personnel in Orange County, this
population segment no longer impacts the City requiring additional analysis.

San Clemente
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San Clemente was developed in the 1920's and has a wealth of historical housing and public
facilities. New development should be compatible with this resource to preserve the City’s image
as a"“ Spanish Village by the Sea’’.

Since the last Housing Element Update in 1989, new development slowed significantly between
1990 and 1995. Whereas, between 1985 and 1989 the average annua development of housing
was 859 dwelling units a year, between 1990-2000 the average annua development of housing
declined to 214 dwdling units a year. With the economic recovery in the late 1990's, and a
significant amount of vacant land to develop in planned Ranch properties, in addition to a backlog
of approved development permits, San Clemente is projected to generate approximately 800
new units a year between 2000 and 2005. This includes proposed annexed land from the Talega
development that is presently located in County unincorporated territory.

2.2 Housing Needs

The City’s housing needs reflect the special characteristics of the population, employment and
existing housing which affect the demand for housing in the future. Three major needs categories
result from :

1. Housing needs generated by increased population growth in the city and region
2. Housing needs generated from deterioration of existing units

3. Housing needs generated from the presence of “specid needs’ populations, including
households paying more than they can afford for housing

2.21 Housing Needs from Population Growth

San Clemente has been one of the fastest growing cities in Orange County since 1980. Whereas,
Orange County’s average annua population growth rate was 2% a year between 1980 and 1985,
San Clemente’ s was 2.5%. San Clemente experienced the fastest growth rate between 1985 and
1990, with 6.7% annua population growth compared to the County’s 1.7% growth rate. Although
growth sowed between 1990 and 1995, San Clemente's average annual growth rate has been
2.8%, which is comparable to Orange County’s at 2.7% a year. San Clemente’ s growth rate was
dightly higher than the County’s between 1995 and 2000 at 1.5% ayear. Since 1980, the City’s
population has nearly doubled, from 27,322 to 50,302 in 2000, for an annua average increase of
1,149 persons per year.

Table 2-1
Population Growth
San Clemente and Orange County

1980-2000

Year San Clemente Annual Orange Annual

Growth Rate County Growth Rate
1980 27,322 1,932,708
1985 30,783 25% 2,127,900 20%
1990 41,100 6.7% 2,326,500 17%
1995 46,764 28% 2,641,400 2.7%
2000 50,302 15% 2,828,351 14%
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In concert with this fast pace of growth, housing development aso grew proportionately. In 1980
there were 13,233 dwelling units in the City. Between 1980 and 1990 atotal of 5,493 new housing
units were added, increasing the number of dwellings by 42%, for atota of 18,726 dwelling units
in 1990. The largest increase in housing growth occurred between 1985 and 1990. The totd

increase was 4,295 dwellings, which increased the housing stock by 859 units a year (6% a year).
As the recession of the 1990's lingered, housing development decreased. The average annua

growth in housing units amounted to 223 units between 1990 and 1995 and 205 units a year

between 1995 and 2000. As discussed, a backlog of approved development permits will increase
housng development substantialy over the next five years. During 2000, 600 certificates of

occupancy for new housing was issued. An average of 800 housing units a year is estimated to
be added to the housing stock by mid 2005.

Table2-2
City of San Clemente
Housing Growth
1980-2000
Total Housing Annual
Y ear Housing Year Unit Growth
Units Growth Rate
1980 13,233
1985 14,431 1980-1985 1,198 1.8%
1990 18,726 1985-1990 4,295 6.0%
1995 19,843 1990-1995 1,117 1.2%
2000 20,872 1995-2000 1,029 1.0%

2.211 Residential Land Use Inventory

The following table presents the total residential acreage and vacant land inventory in San
Clemente. Approximately 72 % of residentia land is developed in the City. A total of 1113.3
vacant residential acres remain Forster Ranch, Marblehead Coastal, and Talega. A tota of 326.7
acres of vacant land within Talega is situated in the City’s sphere of influence in the County. A
total of 56.3 acres remain on vacant in-fill parcels.

Table 2-3
San Clemente Residential Land Use I nventory
October, 2000

Residential Land Use Total % of Vacant % of Total
Acres Total Acres Vacant Ac.

Very Low (1 d.u./20 gross ac.) 25.0 .8 25.0 3.0
Low (4.5 7 d.u/ac) 2,380.2 80.5 522.2 62.8
Med Low (7.1-10 d.u./ac) 251.4 8.5 101.9 12.3
Medium (10.1 -24 d.u./ac) 235.7 8.0 158.9 19.1
Med.High & High (Talega, Infill) 67.0 2.2 23.0 2.8
(24.1-36 d.u./ac)
Total 2,959.3 100.0 831.0 100.0
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2.212 Housing Growth Trends and Opportunities/Annexation Program

Between 1980 and 2000 approximately 5,706 dwelling units were built in Forster Ranch,
Marblehead Inland, Rancho San Clemente, and Talega. The following table summarizes the status
of housing development on the Ranches as of October 2000.

Table 2-4

Status of Ranch Property Development
October 2000

Constructed Constructed Density Vacant
Ranch Properties SF. Detach.Units | M.F./Attach.Units D.U./Acre Acres
Forster Ranch 2,009 74 Low (4.5 7) 333.9
M ed-low (7-10)
Marblehead Inland 748 34 Low(4.5-7) 0
Med. (10-15) 0
Marblehead Coagtal 0 0 Low(4.5-7) 116.7
Rancho San Clemente 1,497 882 Low(4.5-7) 0
Medium (10-15) 0
Med.High (15-14) 0
Talega 0 0 Low (4-7) 2270
City Medium low (7-10) 382.8
Medium (10-15) 282
Med.High (15-24) 294
Talega 162 0 Low (0-4.5) 114
Sphereof Influence Medium low(4.5-7) 138.3
County (to be annexed) Med. (7-15) 1195
Med.High(15-24) 575
High (24-36 4
Total 4,416 1,290 1448.7

In order to project future development and identify opportunities for residential development, the
following table was developed. The Planning Division has calculated total vacant residentia acres
in the City. As of January, 2001, an estimated 5,502 dwelling units remain to be built on the
existing ranches, of which 4,129 are the projected number of dwellings to be built in Talega (City
and Sphere of Influence/County unincorporated land), and 745 +/- dwelling units on in-fill lots, for
an estimated total of 6,510 new dwelling units (see Buildout Projections in the Appendices).

Based on plans submitted to the City, the following Table 25 estimates a minimum of 6,510
dwelling units and a maximum of 6,629 dwelling units which could be built in the City (including
annexations) according to the existing General Plan and Zoning Ordinance. Maximum densities
are rarely achieved on the Ranch properties because of the hilly terrain of the sites and the hillside
development ordinance. However, smal in-fill projects tend to build out close to their maximum
densities. The historical average development of in-fill stes is 30-40 units a year. The actual

number of units built depends on the size of the lot and project design. The City caculates the
alowable number of units in whole numbers. Therefore, if a multi-family lot of 6,000 square feet
with aminimum lot size of 1,800 square feet per unit, the caculation for the number of units would
be 3.3 units. The dlowable number of units is reduced to 3, unless the development was an
affordable housing project, in which case the project could get a density bonus of 25% and the
alowable number of units would be 4.
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Table 2-5
City of San Clemente & Sphere of Influence
Vacant Acreage and Projected Development

January 1999- June 2005

Residential Citywide Projected Projected
Density Per Acre L ocation* Vacant Acres Add’'I D.U. Dwelling Units
(Dwellings/Acre) 2000 With Density To BeBuilt
Bonus 1999-2005
At Build Out

West of I-5 Coastal Zone
Low (45-7.0) Marblehead Coastal& 1120ac 330 270

In-fill 7ac. 50 40
Med.(15-24) In-fill Multi-fam. 6.9ac/53 lots 147/184 150
High(24-36) In-fill Multi-fm. 2.65ac/17 lots 106/132 7
NC-2,NC-3 (Seniors) In-fill Multi-fam 3.5ac/20 lots 135/169 0
(not to exceed 45/ac)
CC-2 (Senior s 45/ac) In-fill Multi-fam 4.2&c. 122 122
MU3 Mixed Use| In-fill Multi-fam. 1.9ac/12 lots 92/115 30
(36/ac)
Eagofl -5
VeryLow (1du/20ac) | In-fill Singlefam. 250 3 0
Low (45-7) In-fill Single fam. 100 70 60
Low (45-7) Ranches—Single fam. 3489 1,256 1071
Low (0-4.5) Talega— Singlefam. 2384 579 204
Med.Low (7-10) In-fill —Single fam. 22 20 0
LownMed Talega— Singlefam. 3828 1,656 1,026
Medium (0-15) Talega (att./det.) 1477 812 812
Medium High (0-24) Talega Multi-fam. 932 962
High (0-36) Talega— Multi-family 100 100
Total 1,127.9 6,510/6,629 4,924

*Ranches include existing built ranches. Marblehead, Forster and Rancho San Clemente, Talega includes
both City and Sphere of Influence/County unincorporated land.

Table 25 presents atotal of 3,483 single family units and 1,441 multi-family units, for atotal of
4,924 dwelling units to be built between 1999 and 2005 in San Clemente. The 4,924 units includes
the annexation of 1,864 dwelling units from the Talega development in the City’s Sphere of

Influence. This amounts to an average of 820 dwelling units a year, producing an average growth
rate of 4% a year. The number of units to be built is based on projections within approved

Specific Plans, infill projects that have received their entittements and historical development

patterns for in-fill development. As mentioned, Ranch properties may have an unredlistic density
maximum because of the topography and environmental conditions of the land. The 250.6 acre
Marblehead Coastal property received approval of its Specific Plan in 1998. The residential

portion of the project is 116.7 acres with adensity of 4.5 to 7.0 units per gross acre generating a
minimum of 504 dwelling units to a maximum of 784 units. Because of the sengitive topography of
the Site, including coastal cliffs and canyons, and plants on the endangered list, the property was
approved for 432 units. Recent Coastal Commission recommendations has caused a downsizing of
the property to an estimated 380 units. This was due to additional open space recommendations
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and canyon preservation. The City projects the first 90 units coming on line beginning in the 2002-
03 fiscd year.
Properties east of Interstate 5 include primarily planned communities as described in the next
section.  Forster Ranch, Marblehead, Talega, and Rancho San Clemente have approved Specific
Plans and projections for development amount to approximately 740 dwelling units a year over the
6 year period.

Ranch Development Opportunities 1999-2005

Out of the totd 2,383 single family and 1,062 multi-family dwelling units projected to be built
between 1999 and 2005, the following numbers are projected per ranch:

Table 2-6
Projected Development by Ranch Property
1999-2005
Ranch Single Family Units M ulti-family Units
Forster Ranch 909 0
Marblehead Coagtal 270 0
Rancho San Clemente 162 0
Talega (City & Sphere) 2,042 1,062
TOTAL 3,383 1,062

The City has two ingtruments that guarantee that infrastructure will be on time and in place to
accommodate development in any possible phasing scenario. The first document was adopted
in 1989 and is cdled the Regiona Circulation Financing and Phasing Program (RCFPP). This
Ordinance adopted document guarantees that fees will be collected from development in order
to pay for necessary traffic circulation infrastructure and that the infrastructure will bein placein
time to accommodate traffic generation from new development. Traffic is forecasted using a
traffic modd, so that congtruction plans are developed and built prior to new development
impacting treffic levels of service beyond standards that are established in the Generd Plan. The
second set of documents are development agreements that are gpplied to the four mgjor ranch
areas which comprise the bulk of new development projected for the City. The development
agreements guarantee, beyond the fee sructure established in the RCFPP, large lump sum
payments of monies for dl infresructure improvements and are timed so that those
improvements can be constructed prior to the necessary capacity needs of new development.

In the early 1980's, separate agreements were negotiated with the devel opers which resulted in
the congtruction of a $35 million sewer plant that was completed in 1988. Sufficient sewer
capacity exigsfor dl projected new development. In the early 1990's, amgor new water main
line was brought into the City through the Taega development which linked up with the primary
main line to the City, thus providing a second source of water and fulfilling al projected future
water needs for the City. Likewise, fire dation condruction is guaranteed by various
development agreements, as is park congtruction and payment of park’s fee, as well as other
miscellaneous infrastructure needs. In sum, dl facility needs of the City have been thoroughly
consdered and are guaranteed by development agreements that have been adopted and are in
place.
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Talega Annexation Program

A collaborative planning process between the City of San Clemente and the County of Orange
was utilized to form the Talega Joint Powers Authority (JPA). The JPA gives the County and City
the power to regulate land use and devel opment within their respective jurisdictions of the property
owned by Talega Associates, LLC. The JPA agreement enables the City to maintain continuity
of the Taega development by applying City standards and regulations to the County portion of the
development prior to annexation.

There are 792 acres of undeveloped land in the County portion adjacent to and within the sphere
of influence of the City. This is known as the “Rolling Hills Planned Community”. The
agreement will terminate when al 792 acres are annexed to the City. When the entire
development (including the annexed territory) is completed, up to 4,965 homes was originaly
projected to occupy the 3,500-acre master planned community, located on Avenida Pico in eastern
San Clemente. However, an Area Plan is being prepared for adoption in June, 2001 which will
reduce the number of units in the unincorporated area to 1,864, reducing the total number d
housing unitsin Talegato 4,129.

Upon recelving discretionary approvas by the JPA, and prior to receiving building permits,

approved projects must meet the following two conditions to be annexed into the City:

1. A petition for annexation into the City of the project has been certified as sufficient by the
Orange County Local Agency Formation Commission pursuant to Government Code Section
56706.; and

2. The City Manager of San Clemente or his or her designee shall have approved the phasing
plan to be submitted by the master developer of the Talega Property.

The Orange County Local Agency Formation Commission (LAFCO) has developed procedura
guidelines for RHNA redistribution upon annexation and incorporation of new projects from
unincorporated County territory into the incorporating jurisdictions.  With each incorporation or
annexation, the County loses land use control over territory origindly considered in the
development of their RHNA target numbers. Similarly, territory gained by cities through
annexation or incorporation was not included in the development of their RHNA alocations. To
alow for an adjustment of RHNA target numbers when annexation occurs the RHNA distribution
policy provides for atransfer of RHNA alocations as part of the LAFCO process. The proposed
reallocation will be consistent with the methodologies, factors and assumptions used by the Center
for Demographic Research in caculating the countywide RHNA allocations. Land annexed from
the County will use the RHNA alocations given to unincorporated areas.

The goal of the residentia development is to provide housing opportunities for a variety of family
types and individuals of varying economic means. The residentia component of the plan accounts
for approximately 994.1 acres, (approximately 667.4 acres are located in the City and
approximately 326.7 acres are located in the City’ s sphere of influence, in the unincorporated area
of the County of Orange). Residential use will be accommodated in five densities: low density,
low medium density, medium dengity, medium high density and high density. A maximum of 2,265
units are designated for development within the City of San Clemente, and the proposed Area
Plan for the sphere of influence as discussed above is 1,864 residential units. Table 2-7 provides a
summary of the residential density categories and their associated acreage’ s and unit alocation by
City and the Sphere of Influence.
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Table 2-7
Residential Land Use Summary
Talega — City and Sphere of Influence
Projected Development to Build Out

1999- 2012
Residential Maximum Acres Dwelling Units
Density Density
Designation (du/gross acre) City Sphere City Sphere
L —Low 0-4.5 du/ac 227.0 11.4 511 68
LM - Low Medium 0-7 dulac 382.8 138.3 1,162 494
M —Medium 0-15 du/ac 28.2 119.5 239 573
MH —Medium 0-24 du/ac 294 57.5 353 629
High
H —High 0 4 0 100
Subtotals 667.4 326.7 2,265 1,864
TOTALS 994.1 4,129

The following table projects the development of Taega within the City and the annexation of
the unincorporated County dwelling units a the commencement of congruction in 1999 through
2005. Annexation is projected to be completed in 2003. As indicated by Table 2-8, the City
projects the Taega development to build a tota of 3,104 dwelling units by 2005. Between
1999 and 2005, atotal of 2,042 single family homes are expected to be built and 1,062 multi-
family or atached dwdling units are projected. Out of the 3,104 dwelling units, 1,240 will be
built in the City and 1,864 will be huilt in the Sphere of Influence and annexed into the City.

The Tdega units projected to be built in the City by 2005 include 907 single family properties
on the low to medium land use areas, and 333 dwdling units in the medium high densty area
within the Village 3 town-center area.  This Ste could be developed as an affordable multi-
family housing ste, if the necessary governmentd subsidies are available and a non-profit
developer is able to put together a financing package to purchase the land and built the project.
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Table 2-8
Talega City and Unincor porated County Sphere of Influence
Current and Projected Development

1999-2005

Residential Todate Total
Density 1999-01 | 2001-02 2002-03 2003-04 2004-05 City &
Designation | City/Co City/Co. City/Co. City/Co. City/Co Sphere
L ow 0 0 0 | 30 0 38 | 68 0 68 0 204
L ow-Med. 6 {394 0 |100| 50 0 | 200 0 | 276 O 1,026
Med. 0O | 132|114 {163 | 50 [ 278 | 75 0 0 0 812
Med. High 0 0 0 |372| 0 | 257 | 167 0 | 166| O 962
High 0 0 0 0 O [100] O 0 0 0 100
TOTALS 6 | 526 | 114 | 665 | 100 | 673 | 510 0 | 510 O 3,104

The following table presents the annexation program by residential density and number of units.

Table 2-9
Talega Annexation Program
Total Dwelling Units-Sphere of Influence

1999-2003
Residential Total to be Annexed to date Projected Annexation
Density Annexed 1999-00 2000-01 2001-02 2002-03
L ow 68 0 0 30 33
L ow-M ed. 494 92 302 100 0
Med. 573 70 62 163 278
Med. High 629 0 0 372 257
High 100 0 0 0 100
TOTALS 1,864 du 162 du 364 du 665 du 673 du

Within the annexed land, two medium high density developments have aready received their
entittements, including the 186 unit Jamboree/Taega affordable very-low income family
gpartments ($20,000 - $46,000 OC annua income), and 252 agpartments by BRE Development
categorized as low-income (averaging $60,000/year in OC annua income) for atotal of 438 units.
Another 191 units of medium high density units are projected to be developed on approximately 10
acres of land to be annexed by 2003. A 4 acre Site next to BRE, currently zoned as commercidl,
is being proposed as a high density apartment Site and is projected to build 100 dwelling units.

In-fill Development Opportunities 1999-2005

The City revised the Generd Plan in 1992 to include a new zone for mixed-use of commercial
retail, office, and residentia land use. Asindicated in Table 2-23 on page 44, MU3 dlows for 2 or
more units and senior housing built in conjunction with commercial development. MU5.1 alows
for 2 to 4 units, mobile homes, and senior housing alowed in conjunction with commercia on the
bottom floor. There are two mixed-use zones. 1) MU3 is in the Downtown Business Digtrict,
which encompasses the 100 and 200 blocks of Avenida Dl Mar, the 100 blocks of Ave. Serra,
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Ave Cabrillo, Ave. Granada and Ave. Victoria, and the 100-300 blocks of South EI Camino Redl
and 100-400 hlock of North El Camino Red between Avenida Presidio to Avenida Palizada, and
2) MU5.1 in the 2600 - 3800 blocks of South EI Camino Red from E. Avenida Magdalena to
Avenida Santa Margarita.  Although the mgjority of the lots dong South El Camino Red are
developed, there are a number of underused lots where the buildings could be demolished and/or
rehabilitated, and new construction could occur. There are also 12 lots that are vacant. A
number of the buildings in the mixed-use zones adready have a combination of commercia and
residentia uses. The alowed density is based on 1 dwelling unit per 1,200 square feet of lot area.
The dwelling unit Sze is a minimum of 600 sgquare feet for new structures. Residentia units are
alowed above the first story/ground level to enhance pedestrian activity within the zone and
provide housing opportunities for employees and owners of commercia establishments.

Affordable housing for the special needs and very low income populations would also be
appropriate in the reuse of many of the vacant in-fill Sites due to the proximity of transportation
routes and tourist/service related employment opportunities. Although the placement of sheltersis
not specificaly spelled out in the Zoning Ordinance, shelters and transitiona  housing for
individuals and families in San Clemente have been treated as residential uses and are alowed by
right in the single family zone (RL) when there are 6 or fewer persons per dwelling. New
development of shelters and transitional housing is alowed by right in multi-family zones (RML,
RM and RH) when there are 4 units or fewer. Group homes for the mentdly ill, drug or acohal
dependent that receive State licensing are not required to have a conditiona use permit, but are
alowed by right in the single family and multi-family as long as there are 6 or fewer beds per
dwedling unit.

Table 2-22 and Table 2-23 on page 44 describes the permitted uses by zone and those
developments requiring a Conditional Use Permit. New development of shelters, group homes, and
trangitional housing projects are treated as any new residentia project with 5 or more dwelling
units and are required to receive a conditional use permit. It is projected that a maximum of 92
market rate units or 115 affordable multi-family units, shelters or group homes (including density
bonus) could be built on 12 mixed use in-fill lots, with a projection of approximately 30 units built
over the next five years. In 2000, Laura’ s House Transitiona Living Center received approva to
build a mixed use facility and is projected to build 6 two and three bedroom units over 3,500 square
feet of administrative/counsdling offices and a day care center for the participants of the domestic
violence program. Table 25 on page 16 indicates the vacant acreage and projected number of
dwelling units to be built per zone. Historicaly, group homes have rented or purchased existing
single family or multi-family properties in San Clemente rather than build new.

The City encourages the development of senior housing projects by alowing them to be located in
residential, commercid and mixed-use zones. The project must conform to the development
standards required by the zone. However, density is flexible depending on whether there are units
provided for very low and low income households. The appropriate density shal be decided
through the conditional use permit process, however, density shal not exceed 45 dwelling units
per acre. A total of 135 multi-family market rate senior units could be built or 169 affordable
senior housing units could be built with a density bonus on the 19 in-fill neighborhood commercia
lots. Thereis aso one 4.2 acre commercial site on Camino de Estrella in the north-west portion
of the City, where a senior housing project has received approval from the Planning Commission
for 122 affordable dwelling units for seniors.
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A vacant lot survey completed in June, 2000 revedled atotal of 50 vacant single family lots west
of Interstate 5 in the residential low density zone and 70 vacant multi-family lots. A total of 25
homes are projected to be built on the single family lots over the next five years. A tota o 253
multi-family market rate dwelling units could be built on the 70 multi-family lots or if the units
qudified for a dendity bonus of 25%, atotal of 316 units of affordable housing could be built.

In addition to the vacant lots, a total of 70 underutilized multi-family lots west of Interstate 5 were
counted with either single family blighted homes or blighted, non-conforming multi-family
properties. The average property was built in the 1950's. The typical 4,000 square foot medium
dengity lot with a single family home, could be torn down and 2 units could be built producing
roughly an additional 140 very low and low income apartment units.

East of Interstate 5, there is one very low density, 25 acre lot for sae which is owned by the
Water District. Although the land encompasses a canyon, 3 homes could be built on the land.
Approximately 12.2 acres of low and medium low density vacant land remains outside of the
Ranches for development of low density residential. Most of the lots are expensive vew lots
within Sea Ridge and Sea Point estate developments. It has been calculated that 70 new homes
could be built on these lots, with an estimate of 60 homes built between 1999 and 2005.

Out of approximately 600 multi-family units and 143 single family homes which could be built on
vacant |ots, atota of 379 multi-family units and 100 single family homes are projected to be built
over the next five years. The following table highlights the development totals.

Table 2-10
Projected Development of Vacant Residential In-fill Lots
1999-2005
L ocation Single Family Units Multi-family Units
West of -5 40 379
Ead of I-5 60 0

2.213 Population and Housing Projections

Population is also projected to increase at a faster rate than the previous 10 years. Between 1990
and 2000, population grew at a rate of 2.2% a year. Population projections were based on the
State Department of Finance figure of 2.6 person per dwelling unit multiplied by the number of
projected new units, except for the 122 unit senior housing project, wherein 1.5 persons per
dwelling unit was used. Between January 2000 and June 2005 population is projected to increase
by 11,849 persons or 2,154 persons per year (over 5.5 years), resulting in a population growth rate
of 4.2% ayear. Detailed population and housing projections are located in the appendix.

Housing stock is projected to increase by 4,609 dwelling units between January 2000 and June,
2005. The tota number of housing units in the City is expected to increase to 25,481 dwellings by
June 2005. The average annua growth rate is projected to be 4% a year.
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Table2-11
City of San Clemente
Population and Housing Growth
January 2000- June 2005

Projected Projected
Population Population Growth Population
2000 2000-2005 2005
50,302 11,849 62,151
Projected Projected
Housing Units Housing Growth Housing Units
2000 2000-2005 2005
20,872 4,609 25481

2.214 Regional Housing Needs Assessment (RHNA)

According to State Law, loca governments housing needs assessments must include their share
of the projected needs for housing in the region. The Southern California Association of
Government (SCAG) has prepared the data for the City’'s regional housing needs per income
category. The formula for future housing needs reflects the number of new housing units and
households which are expected to reside in the city (future demand), plus an adequate supply of
vacant housing to assure mobility and new units to replace losses. On November 8, 1999, SCAG's
Regiona Council adopted construction need and income distribution numbers based on household
growth projections determined by the City of San Clemente the Center for Demographic
Research at Ca State University at Fullerton. The analysis was based on historical trendsin the
older, developed aress of the city and specific plan projections for the Ranch devel opments.

Three factors were consdered in determining housing unit growth: household growth, unit
vacancies, and expected demolitions.

The following formulais derived by SCAG to determine future need:

Future Need = Household Growth less Vacancy Adjustment + Demolition Adjustment

San Clemente' s projections amount to the following:
2,719 dwellings = 2,893 - 271 + 97

The vacancy adjustment in the RHNA involves determining the City’s ideal vacancy rate based
on the ratio of single-family to multi-family units and then multiplying each ratio by the idedl
vacancy rate. According to SCAG the ideal vacancy rate for single family housing is 2% and
5% for multi-family housing. The State Department of Finance projected a vacancy rate of
10.81% for San Clementein 2000. Thisincludes both single and multi-family housing. Vacancies
are noted to be higher in coastal cities due to the number of second vacation homes that are not
primary residences. The vacancy adjustment was determined to be 271 dwelling units over the
next five years.
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An adjustment of 97 units for replacement of demolished units was caculated. Given the
assumptions of household growth, vacancies, and demoalitions, the RHNA projects 2,791 housing
units will need to be added to the housing stock by June, 2005 to meet regional housing needs.
The City has vacant land zoned to meet this need.

2.215 Residential Development Potential and Regional Housing Needs

The projected construction needs for San Clemente as determined by the 1999 RHNA is 2,719
housing units. The following table presents the projected regiona housing needs by income and
the projected development of housing units as determined by the Community Development
Department.

As indicated in Table 212, the City is able to meet the regiond housing needs by income
group. Thiswill occur with land currently vacant in the City by zoning category in existing multi-
family neighborhoods for the very low and low income categories and projected development
on Ranch properties for Talega, Rancho San Clemente, Marblehead and Forster Ranch.
Besides vacant in-fill land, there is one 16 acre lot in the Tdega Village Center zoned Medium
High Dengty which could house 333 very low and low income gpatments. This Ste is
projected to be devel oped by 2005.

Table 2-12
City of San Clemente
Regional Household Needs by Income Group

1998-2005
RHNA Projected | Projected
Income Category Housing Per cent Vacant Units
Units of Total Land 1998-2005
Yidd at to be built
Build-out | within City
1998-2012
Very Low 545 20% 600 560
0-50% of med.income
Low 308 11% 574 354
51-80% of med.income.
Moderae 550 20% 903 576
81%-120% of med.income
Upper 1,317 48% 2,748 1,712
over 120% of med. income
Total Housing Units 2,719 100.0 4,825* 3,202*

*Includes 179 moderate and upper income S.F. units built in 1998

One 4 acre site hes received Planning Commission gpprova for the development of avery low
income Senior apartment complex with 122 dwelling units. It is projected to be constructed
during 2001-02. A large 16 acre site in Village 3 town center in Taega is zoned medium high
densty (15-24 units/acre) and has Specific Plan gpprovad for 353 units. Due to the ste
conditions, 333 units or 20 units an acre have received entitlement. This site has been projected
as another affordable housing gite for very low and low income households. In addition, 28.2
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acres with 239 dwelling units are designated for medium density development in Taega This
Ste has been projected as a possible affordable site for very low and low-income households.
There are adequate in-fill vacant, medium dendty stes, commercid and mixed use Stes to
provide the needed very low and low income multi-family housing units.  Approximately 105
very low and 115 low income units are projected to be built on in-fill Stes by 2005. Typicd
development during the dower growth of the 1990's amounted to approximately 30 new multi-
family units a year as reported in the State Department of Finance housing and population
report. If new projects are encouraged to provide affordable housing, density bonuses and
parking reductions could be given amounting to a projection of 40-50 new multi-family unitsa
year over the next five years.

Very low income households will dso be served through the converson of existing motels to
Single Room Occupancy units (SRO's), and through the acquisition of substandard multi-family
housing converted to below market rate housng. Non-Profit Housng Organizations such as
Mary Erickson Community Housing and Laura s House dready have development applications
in process for 13 multi-family units. The acquigitions would be financed with a variety of private
and public financing sources including the City’s Redevelopment Housing Fund, In-lieu Housng
Fees, Federd HOME or CDBG funds, and private financing. A minimum of 60 very low

income housing units are projected to be added to the housing stock in this manner over the
next five years.  Possible gtes include: the converson of the 20 unit, Algodon Motd (S. El

Camino Rea and Avenida Algodon), various other 10-40 unit low-vacancy motelsaong S. El
Camino Red, and existing deteriorated gpartment complexes in the center city area, including
W. Canada, W. Escalones, and W. Marquita, to name afew streets.

Regarding land annexed into the City from Tadega, the City issues building permits once
LAFCO has an annexation request on file and when the homes are ready to be occupied they
will be within the City of San Clemente.Through this “rolling annexation” process goproximeately
one hdf of the unincorporated land at Talega has been annexed into the City as of June 2001.
Table 213 presents the income digtribution of the Tadega development to be annexed to the
City. The digribution of the units is based on the County requirements as produced and
recommended by the Center for Demographic Research/SCAG. A tota of 57.5 acres are
zoned as medium high dendty and 4 acres are zoned as high densty. Jamboree Housing
Corporation has received an option to build 186 very low income gpartment units on 10 acres
of land which will be annexed into the City. It is projected to commence congruction in the late
fal of 2001, if tax credits are received by June, 2001. In addition to this project, another 7-8
acre medium high density ste could provide 155 apartment units at 20 units an acre for a tota
of 341 very low income gpartment units. BRE developers have recelved entitlements to build a
market rate gpartment complex of 252 units which is expected to begin congtruction in 2001.
The units are projected to house both low and moderate income households. Another 4 acre
dte is dso being consdered by the same developer to build 100 more moderate income
goartment units. Lastly, 373 condominiums at 15 units an acre could be built in the medium high
dengity area for moderate income households. For upper income households 848 single family
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units are projected to be built by 2005 in the Sphere of Influence. Roughly 150 acres of low
and low medium density land is available for development of these homes.

Table 2-13
Transfer of RHNA Housing Units from County Unincor por ated
Talega Development to City of San Clemente
Regional Household Needs by Income Group

1998-2005
RHNA Projected
Income Category Housing Per cent Units
Units of Total 1998-2005
County
Transfer
Very Low 336 18% 341
0-50% of med. Income
Low 242 13% 250
51-80% of med.income.
Moderate 410 22% 425
81%-120% of med.income
Upper 876 47% 848
over 120% of med. income
Total Housing Units 1,864 100.0 1,864 *

* Includes 162 moderated and upper income units built in 1999

Table 2-13A presents the total RHNA housing requirements to be transferred from Talega and
the totd RHNA requirements from the City. The third column totals both RHNA requirements
and the fourth column presents the projected number of units to be built in the City by income
category between 1998 and 2005. It is projected that the City will meet the RHNA
requirementsin al categories with the total surpassing the RHNA housing needs by 482 housing
units.

Table 2-13-A
TOTAL PROJECTED UNITSTO BE CONSTRUCTED
Talega Annexation and City Housing Units
Regional Household Needs by Income Group
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1998-2005

TOTAL TOTAL TOTAL TOTAL
Income Category TALEGA CITY RHNA Projected
RHNA RHNA Units Units
Units Units 1998-2005
Very Low 336 545 881 901
0-50% of med. Income
Low 242 308 550 604
51-80% of med.income.
Moderate 410 550 960 1,001
81%-120% of med.income
Upper 876 1,317 2,193 2,560
over 120% of med. income
Total Housing Units 1,864 2,719 4584 5,066*

*Includes 179 moderate and upper income S.F. units built in 1998 and 162 moderate and upper income units
builtin 1999 in Talega

2.216 Quantified Objectives for Construction, Rehabilitation, and Conservation

The State requires cities to determine the maximum feasible units to be congtructed, rehabilitated
and conserved for each income group that could be achieved during the next five years. Based
upon the needs assessment, the regiond housing needs, historica trends and projected new
development, the following numbers were generated:

Table2-14
Quantified Objectivesfor Construction, Rehabilitation and Conservation
City of San Clemente

1998-2005
Income L evels # of d.u. Construct. | # of d.u. Rehab. # of d.u. Conservat.
Very Low 901 270 280
Low 604 10 20
Moderate 1,001 0 0
Above Moderate 2,560 0 0
Total 5,066 280 300

The totd number of congructed units was determined based on 4,587 new dwelings built on
ranch properties and 479 new dwellings on vacant in-fill lots for a totd of 5,066 new units
between 1998 and 2005. The City operates its own Home Rehabilitation Program with CDBG
funds. The number of units to be rehabilitated was based on an higtorical average of ten
properties a year rehabilitated with an average 4 units per building. Through the Home
Rehabilitation Regulatory Agreements with the property owners and nonprofit organizations,
300 units are projected to be conserved for very low and low income households. The City’s
cooperation agreement with the County of Orange ends June 30, 2003. Thiswill terminate the
City’'s rdationship with the County in regards to the dlocation of funds from HUD. The City
has reached 50,000 in population and will be working to become an Entitlement City receiving
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HUD funds directly by 2003-04 fiscd year. The Home Rehabilitation Program is expected to
continued, athough there may be a temporary dow down when adminigtration of the funds
changes.

The preservation of asssted units is to be consdered annudly as one of the Housing Element’s
policies and programs. There is only one Senior 202 Housing Project in San Clemente. The
other Inclusonary Units built in the 1980’ s have met their regulatory obligations (10 years) in the
late 1990's. No at —risk units are projected to be conserved over the next 5 years, however, if
it becomes economicaly feasble to purchase affordability in privately owned gpartment unitsin
some of the larger existing developments, thiswill be considered as part of the annud evauation
of asssted housing.

2.217 Public Services and Facilities

All housing developments need adequate facilities to provide for water, waste digposd,
electricity, natural gas, schools, parks, fire and police protection services. Ordinance 922, the
Growth Management Initiative, requires dl developments of 5 units or more to gpply for a
development dlocation to build housng. The Ordinance requires that each gpplication shal
provide information on the development’ s impact upon locd public facilitiesand services. Each
project is then rated based on the ability of existing city facilities to serve the project and the
quaity of design and contribution to the public’s welfare. Developments that do not cause new
public facilities, trangportation routes or equipment to be generated are given more points than
projects requiring new facilities, roads, etc.. Developments that provide low-income housing
units are entitled to up to 10 bonus points. The need for new facilities, services and roads is
mitigated between the City and developer and often causes housing costs to increase. As
discussed previoudy on page 2-6, Ranch Development Opportunities, the City has two
ingruments that guarantee that infrastructure will be on time and in place to accommodate
development in any possible phasing scenario. The first document was adopted in 1989 and is
cdled the Regiona Circulation Financing and Phasing Program (RCFPP) and the second
document is the development agreements agreed to by each mgor Ranch developer and
adopted by the City Council.

The City of San Clemente extracts groundwater from City owned wells, imports water from the
Metropolitan Water Didrict via the Joint Transmisson Main (JTM) and the South County
Pipdine (SCP) and produces recycled water at the City’s Recycle Water Treatment Fecility.
The City of San Clemente provides for wastewater treatment of al properties within the city a
the San Clemente Reclamation Plant, except for new development in Tdega The Santa
Margarita Water Didrict will provide water and wastewater trestment to the Tadega
development. Tadega dso has acquired capacity in the City’s wastewater treatment plant so that
golf course runoff may be directed to the City’s plant. Solag Disposa  provides for dl waste
remova from properties within San Clemente.

Consgent with the Generd Plan and housing palicy to ste affordable housing close to public
savices and facilities, new development in the City is balanced with a mix of employment
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centers, parks and recreation, transportation services, and other public amenities. Affordable
housing projects built in the 1980s have bus lines connecting them to employment and shopping
aress in the city. Acquisition and rehabilitation of existing gpartment buildings with public funds
will reman focused in the downtown area dong El Camino Red, where the mgority of
gpartment units are concentrated housing lower income households and where access to local
shopping and businesses is more convenient.  New development in Talega will dso be amix of
income groups and commercia development with convenient access to the Rancho San
Clemente Business Park and growing Plaza Pacifica Shopping Center.

2.22 Housing Needs Due to Deterioration of Dwellings

Federa and State programs use age of housing to determine the extent of rehabilitation needsin
a city. The accepted standard for determining when mgor rehabilitation is needed is when a
property is 30 years old or more. As of 1990, approximately 17% of the housing stock was
over 30 years old (3,300 properties). The mgority of these properties are located on the west
sde of the city in the historic downtown area. In 1993, a group of interns from the University of
Cdifornia at Irvine surveyed 52 dreets in 3 target aress to determine property rehabilitation
needs. A total of 1,761 properties were surveyed, 1,212 were multi-family renta properties and
549 were single family properties. The properties with the most sgnificant deterioration were
multi-family. A totd of 211 multi-family properties and 110 single family poperties were
identified to need extendve rehabilitation. This amounts to approximately 10% of the units 30
years or older. The problem is compounded because the properties needing rehabilitation are
a0 rented by the lowest income households in San Clemente.

In 1993-94, the City began receiving funds from the Federa CDBG and HOME Programs to
operate a Home Rehabilitation Program localy. In seven years, 67 gpartment buildings and
30 single family homes were rehabilitated. A combination of direct mail and code enforcement
action resulted in the rehabilitation of the most blighted units in town. This simulated re-
invesment in as many nonassisted gpartment rehabilitation’s downtown as indicated by the
increase in building permit activity over the last five years. In order to keep rents within HUD
guiddines, household income and rent requirements redrict the funds to ether low income,
owner-occupied households or tenant households earning less than 80% of median income.

The City intends to continue this program and anticipates working on 10-15 rehabilitation
projects ayear.

2.23 Housing Needs Due to Population Characteristics and Special Needs
Households

Asauring the avallability of adequate housing for al socid and economic segments of San
Clemente's present and future population is a primary god of the City. In order to determine
whether each income category is adequately served, an analysis of household characteridics is
necessary. In 1990, San Clemente had approximately 16,701 households with a tota
population of 41,100. By 2000, 2,146 new housing units and 9,202 persons were added to
the City. Single family detached units increased by 1,779 new units, sngle family attached
increased by 42 units and multi-family in-fill dwelling units increased by 325 units.  1n 1990, the
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mgority of households were families (66%) with sngle person households making up 24% of
the population and unrelated households (roommates) amounting to 10% of the households in
the City. Until Census 2000 data is provided, consdering the number of new single family
housing built over the last decade, it is safe to assume that families will continue to make up the
mgority of householdsin San Clemente.

2.231 Age and Household Size

Age of the population and household size are important characteristics which shagpe housing
demand. The greatest change in the age ditribution of San Clemente has been the increase in
the age group between the ages of 39 and 64 years of age (an increase from 33% in 1980 to
37% of the population in 1990). To mest thisneed, new housing production focused on family
housng in the 1980's and 90's.  Accordingly, overdl household size has grown in San
Clemente since 1990 from 2.46 persons per household to 3.12 persons per household in
2000. This can be attributed to a number of factors, including an increase in the number of
family households, an increase in immigrant families, and children remaining a home after 18
years old due to the high cost of housing.

The percent of the population over 65 years of age decreased from 15% to 13% of the total
from 1980 to 1990. A total of 5,336 seniorsin 3,482 households resded in San Clemente in
1990. A total of 39% of senior households were reported to live done and of those, 78% were
women. The mgority of seniors in town own their housing (79% over 65 years old). The
Sate' s Civil Rights Act disdlows age discrimination in housing. However, there is an exemption
for senior housing. New senior housing developments in urban areas under 150 units are limited
to housing persons 62 years of age and older. Senior housing developments over 150 units are
required to provide housing to persons 55 years of age and older. Senior housing projects are
aso required to be designed for the physical and socid needs of senior citizens. There are no
senior housing projects in San Clemente over 150 units and only 1 Federa 202 senior housing
project with 72 dwelling units.  If plans are processed as proposed, the City will have a new
122 unit senior project built in 2001. The following table summarizes the genera characteristics
of San Clemente' s resident population from the 1990 Census.

Table 2-15
San Clemente
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2.232 Income and Housing Affordability

Income characterigtics of the population are important market indicators because they influence
the price range of housing in the community and the ability of the population to afford housing.
The following tables summarize data from the loca Board of Redltors and a staff survey of
rentd rates, showing the housng cost and affordability characteristics of San Clemente's

Population and Household Char acteristics
1990 Census

Type of Household Amount

Total Population 41,000

Households 16,701
Families 11,033 (66%)

Single Persons

Other households
Household Size
Household Med.Income
Owner/Renter Ratio

Large Households

5 persons +/Household
Renter
Owner

Overcrowding
1.1 or more persons
per room

Type of Household
Overcrowding
Renter
Owner

Race/Ethnicity
Caucasian
Black
Asian
Hispanic
Other

3,919 (24%)
1,749 (10%)
246
46,374
5996/41%

1,759 households
1,056 households
703 households

868 units— 5% of households

Amount

736 units- 70% of lg.fam.hsld.
132 units- 19% of Ig.fam.hsld.

84%
6%
3%

12%
4%

housing market as it relates to the income of the population.

Table 2-16
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San Clemente Housing Costs *
June 2000

Average Sales Price— 2 bedroom home $272,500
Average Sales Price— 3 bedroom home $359,000
Average Sales Price- 4 bedroom home $485,000
Average Rent — Apartments
1 bedroom (downtown, no view) $ 800/month
1 bedroom (Ranch properties) $920/month
2 bedroom (downtown, no view) $ 900/month
2 bedroom (Ranch properties) $1,200/month
3 bedroom (downtown, no view) $ 1300/month
3 bedroom (Ranch properties) $ 1,350/month
Aver age Rent- 3 bedroom home $1,800/month

* South Orange County Board of Realtors, Talega/Jamboree Mkt. Study 2000

Table 2-17
Housing Affordability for Very Low Incometo Moderate | ncome Households
HUD Income Categories for Orange County

2000
Income Category Aff. Purchase Price  Afford.Housing # of S.C.
Cost Households*
Very low $140,000 $870 2,230 (12%)
$34,800
Low $140,000 - $204,000 $870 - $1,250 2,230 (12%)
$34,800-$50,200
Median $204,000 - $288,000 $1,250 - $1,740 3,170 (17%)
$50,200-$69,600
Moderate $288,000 - $342,000 $1,7,40 - $2,087 2,420 (13%)
$69,600- $83,500

* Number of Householdsis based on the same proportion from the 1990 Census.

Federd standards for housing affordability date that no greater than 30% of household income
should be spent on housing cogts. If a household pays more than 30% of their income on
housing, then they are consdered an “overpayer”. In 2000, a median income household
earning $69,600 could afford ahome costing approximately $288,000, based on a 8% interest
rate and a 20% down payment. The lower the mortgage rate, the more expensive home one can
afford, likewise the larger the down payment, the more expensve home one can buy.

In 1990, 1,932 households (12%) earned less than $15,000 and another 2,010 households
(12%), earned less than $25,000. Affordable housing costs for these households amount to
$375 and $625 per month respectively. Very low income families are defined as earning 50%
of median income. In 1990, a very low income household of four persons was categorized to
earn $22,500. A person earning $22,500 a year is earning approximately $11.71 per hour, or
represented another way, two persons earning $5.85 per hour. Using the 30% of median

San Clemente
Housing Element 2000 33



income standard for housing codts, the affordable rentd price for a very low income household
was $562 per month in 1990.

Although household income has increased since 1990, so have housing costs.  In 2000, a very
low income family of four is categorized as earning $34,800 ayear. Spending 30% of their
income on housing amounts to $870 per month. Rentd rates in San Clemente range from $900
to $1200 for a two bedroom apartment and up to $1,800 a month for a 3 bedroom house,
depending on the amenities and view. Based on these figures, very low income households
earning $2,900 a month must spend between 40% and 60% of their income for housing in San
Clemente.  If the proportion of low income households remain the same from 1990, it is
projected that 12% - 20% of the households in San Clemente (2,000 — 4,000 households) can
not afford market rents and are paying more than 50% of their income on rent.

Extremdy low income households are those households earning approximately 26% to 40% of
median income, $18,000 - $28,000 per year with an hourly wage between $9.40/hr -
$14.50/hr.  Twenty-five percent of median income or approximately $17,400 is considered
poverty levd for a family of four. Affordable housng costs for households earning in the
extremely low income category range from $450 - $696 per month. Senior citizens earning a
minimum of $660 a month in Socid Security can only afford rent of $220/month. These rents
are consdered below market and are currently only found in non-profit or publicly owned
housing, or by persons utilizing Section 8 housing certificates’'vouchers. Due to these needs, the
primary focus of the City’s Affordable Housing Program is to assst households earning 50% of
median income or less.

2.233 Employment

Employment characteridtics are important to housing market analyss because employment is
directly related to income and the ability to afford housing. In addition, the relationship between
the location of housing and the location of employment has an impact upon transportation
gysems. San Clemente is south-west of the mgor employment centers in Orange and Los
Angedes Counties, and 30 miles north from Camp Pendleton and Northern San Diego County.
Thus, subgtantiad commuting occurs between these employment sSites and housing aress in the
City as the higher wages attract employees willing to incur the costs of commuting. However, a
need for lower wage labor for the commercid and service centers continues to increase as
economic development in San Clemente takes a higher priority.

The 1990 Census reported a tota of 22,121 people in the labor force living in the City.

Approximatdly 4,700 people (21%) were employed in lower wage indudtries, including: the
service indudtry, light industry fabricators or laborers, or were in the farming, forestry or fishing
industry. Low wage jobs produce a need for affordable housing. The continued devel opment
of tourigt related industries, including the development of 2 large hotels in Dana Point has put
pressures on the tri-city area (Dana Point, San Clemente and San Juan Capistranc).  For
example, in 1996, the Ritz Carlton Hotel reported that they have 393 rooms and 448
employees earning less than $11 per hour. A comparable hotd, the Laguna Cliffs in Dana
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Point has 350 rooms, and dthough employment information was deemed confidentia, another
400 low-wage employees are projected. Assuming 850 low-wage jobs generate a
conservative need for an additional 425 low-income housing units locdly, it is apparent that
continued gowth in the tourist and service indudtries will increase the demand for affordable
housing. The following table ligts the type of occupations of residents, the percent and number
of persons employed in each one.

Table 2-18
Occupations of San Clemente Residents
1990 Census
Occupation Per cent of Total Total Employed
Manageria/Professiona 34% 7,444
Technicd, Sales, Admin. 34% 7,499
Service 11% 2,461
Farming, Forestry, Fishing 3% 536
Precision Production 10% 2,508
Craft and Repair
Operators, Fabricators and 8% 1,673
Laborers
Total Employed 16 yrs.+ 100% 22121
Table 2-19
Labor Market within San Clemente
State Employment Development Department
1996
Industry Establishments | Employment Per cent of
Tota
Agriculture 47 390 1%
Congtruction 155 2,669 %
Manufacturing 142 3,778 12%
Trans,Elec.,Gas,S A 767 3%
anitation
Wholesde 136 2,774 )
Retall 279 7,529 24%
Fin,InsRed E4. 111 1,328 1%
Services 535 9,139 30%
Loca Gov't. 1 250 est. 1%
Non-classified 75 2121 %
TOTAL 1,515 30,745 100%

Without more information it difficult to more than estimate how many of the resdents live and
work in San Clemente, and to what extent the City imports low wage earners to fill employment
demands. But it is evident that there are 2,461 residents (11%) employed in the Service Sector
and 9,139 (30%) Service Sector jobs within town. There are 7,499 (34%) residents employed
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in the sales, technicd and adminigtrative work and another 7,444 (34%) residents are employed
in Manageria/Professiond jobs, whereas there are roughly 11,900 (38%) jobsin town involving
the same sectors. It gppears that San Clemente imports many people into town for lower
paying jobs and many people leave town for higher paying jobs. There is ample new housing
for higher income employees, but fewer new housing opportunities for lower income employees.
The City’s Housing Strategy includes both the Inclusonary Housing Program for development
of new housng and the Redevelopment Housing Program which addresses the preservation of
exiding lower income housng stock to ensure dl types of housng are provided in San
Clemente. But with the cost of land, fees, and congtruction cogts it is impossible for developers
to build housng affordable to households earning 50% or less than median income without
government financing and subsdies.  Inclusonary requirements are necessary to require the
developer to make provisons for al economic segmentsin their project, or pay an in-lieu fee o
that the City can utilize the funds for below market rate housing.

2.234 Special Needs Housing

Specia needs housng relates to those people who have as a population group, difficulty in
finding suitable housing. These groups include: overpayers, dissbled households, farm workers,
ederly, large households, families with femae heads of households, and families in need of
emergency shelter. Included in thisanalysis are poverty level households and households paying
more than 30% of their income on housing.

“Overpayers’ - As discussed, households paying more than 30% of their income on housing
are consdered “overpayers’.  However, paying more than 30% of your income on housing is
very common in Cdifornia. The 1990 Census reported 43% of al householdsin San Clemente
overpad for housing. Overpaying for housing affects renter households earning less than 50%
of median income ($34,800 in 2000) much more serioudy than owner households earning
median income or above ($69,600 + in 2000). In 1990, 95% of al renter households earning
less than $20,000 (1,880 households) overpaid for their housing, whereas, only 49% of dl

owners earning less than $20,000 (327 households) overpaid for their housing.

“Homeless’ - The Orange County Continuum of Care Codition began in 1998 after HUD
determined the County had not adequately planned for the utilization of federa Homeless funds.
County and City governments, and non-profit providers had to provide documentation on the
homeless need to HUD and develop a plan to utilize funds which will meet the needs of the
different populations. Since 1998, an annua needs assessment was undertaken by Infolink for
the County. Non-profit service providers documented that there are approximately 18,600
homeless in Orange County. The sub-populations that make up the homeessinclude: Chronic
Substance Abusers, Serioudy Mentdly 11, Dua Diagnosed (both drug users and menta illness),
Veterans, Persons with AIDS/HIV, Victims of Domegtic Violence, Homeless Y outh (ages 17-
21) and the Physically Disabled. There are numerous factors that contribute to homelessnessin
Orange County. Problems with obtaining and keeping employment, limited education, mental
illness and substance abuse are some of the reasons.  An increasing trend contributing to
homeessness is the fagt-rising rents and inadequate federal rentd subsidies for the lowest
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income and disabled households. South Orange County being a desirable place to live, rents
have increased faster than North Orange County and as the economy has improved, vacancies
have lessened, rentd properties no longer needed to rent to households with Section 8
certificates, resulting in evictions of many very low income households from South Orange
County. Even the large gpartment complexes in San Clemente very seldom rent to Section 8
certificate holders.  This is unfortunate because even though the rent is guaranteed by the
Federd Government, many property owners do not want to ded with the bureaucracy unless
they are forced to because of high vacancies.

At an April 1999 town-hdl meeting sponsored by UCI entitled “Hard Choices: Housing and
Community through 2020”, the consensus was the lack of affordable housing is no longer just
asocial issue but a threat to Orange County’ s prospering business climate. 1n October 1999, a
3 day Future Search Conference entitled “Where will working families live earning $10 or less
and hour” was held. As areault of this the Future Search Affordable Housing Codlition was
formed of City and County government leaders, non-profit organizations and business leaders to
identify projects and form coditions to promote and build affordable housing in Orange County.
It is well known in Cdifornia that 34% of Orange County renters are unable to afford far
market rent on a one-bedroom apartment, and 42% cannot afford rent on a two-bedroom
gpartment. Such households would have to work 105 hours a week (2 persons a 50 hours +),
a minimum wage, to afford the average rent on a two bedroom apartment. In order for low
income households to remain in Orange County, this will lead to overcrowding in some
properties, as 3 wage earners may be needed to afford the rent on a 2 or 3 bedroom dwelling.
Single parent households are especidly impacted by the high cost of rent. Not only do they
find it difficult to find room mates, when they do, it's usualy other Sngle parents with children as
well. Many senior citizens are do providing housing for their grown children and grandchildren
in order to prevent them from becoming homedess.

The affordable housing criss dong with risng rents and homeessess is an big issue in San
Clemente. The Ecumenicd Service Alliance (ESA) was the primary  homeless service provider
in San Clemente until 1999. After the County of Orange bankruptcy, many non-profit agencies
had to reduce their services, and like ESA had to sdll off their assets. Since then, the Salvation
Army, Family Assstance Minidries, Laura s House, Henderson House, and Toby’s House, to
name a few, have filled in some of the gap by asssing many homeess and very low income
households with emergency services, food, clothing, rentd assistance and sheter in San
Clemente. While it is unknown how many homeless people live in San Clemente, non-profit
sarvice agencies have asssted 50-100 homeless men and women on a regular bass with
emergency food, clothing, toiletries and busfare. Between 1997 and 1999, the San Clemente
Homeless Task Force operated a cold westher shelter in loca churches housing approximetely
a dozen sngle people a night. Homeess families were given vouchers a loca motds. Because
there is no shdter in town, motels have become one of the few housing resources for homeless
families, with the Algodon Motd being the most wall known. Rents range from $120-$180 a
week, which is now quite a bit less than renting a smdl gpartment unit. However, this type is
housing is teeming with problems. The rooms are too smdl and unsanitary, when bathrooms
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serve as kitchens, and unsafe, as progtitution and drug activity is not uncommon a many motels
in Orange County. All evidence of homelessness point to more efforts are needed to move very
low income families into the continuum of care and to increase permanent below market

housng.

During 1999, Family Assgtance Minidries asssted 1,162 San Clemente resdents with
homeless prevention services and 238 residents received shelter and/or emergency services and
counsding from Laura s House. The Salvation Army assisted 495 families with basic necessities
and utility and rent assstance. Henderson House assisted 53 persons with transitional housing
and Toby’s House provided shelter to 6 unwed mothers and their children last year. CSP
Youth Sheter, dthough located in Laguna Beach housed 10 loca youth and provided
counsding to 28 San Clemente residents. The City has provided approximately $30,000 a year
for the last 9x years to help these organizations pay for operating costs of their homeess
prevention programs. Another $1.2 million has been spent in Redevelopment Housing funds
over the past 8 years for the acquistion, rehabilitation and new congtruction of trangtiona and
permanent housing through Laural s House and Mary Erickson Community Housing.

A lig of Orange County shelter services and permanent affordable housing is included in the
Appendix.

“Disabled” - About 10% of the United States population has a severe disability, or isunable to
perform at least one functiona activity, or one or more socidly defined roles or tasks. In San
Clemente, the 1990 census reported 10.4% of the population (3,417 persons) over 16 years
old has amaobility or sdf care limitation. The State Socid Security Disability payment averages
$620 per month. Census data does not provide information on the household income of
disabled households, but it is apparent that one could not subsist on $620 per month, unless
housing was shared or Section 8 certificate was utilized by the household.

The two most prevalent housing needs for persons with disbilities are accessibility and
affordability.  Individuds who ae mobility impared usudly need housng that can
accommodate whedchairs or have levd entry ways and no interior or exterior dars.
Implementation of the ADA Act through the Building Department will ensure that accessihility is
provided in new developments and rehabilitation projects. The State of California adopted
building regulations that required any privately funded development with five or more units of
multi-family rentd housing to include handicapped adaptability features. In order to have these
requirements waived, the developer must provide evidence that the handicapped requirements
cause the project to become financidly infeesble or must provide that the modifications would
necessitate the remova of mgor Sructurd ements.  In addition, rental property owners are
required by law to alow the disabled tenant to pay for the adaptability of their own rental unit.

“Farmworkers’ - Farmworkers or agricultura employees are defined as those households
whose wage earners make ther living through seasond agriculturd work and who move with
the seasons to different farming areas or communities. The 1990 Census identified 536 persons
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resding in San Clemente and employed in either farmworking, forestry, or fishing and 390
agriculturd workers employed within San Clemente. There is no available data on migrant
workers living in San Clemente, therefore, farmworkers or agriculturd employees are
considered to be in the very low and low income household needs category.

“Seniors’ - The 1990 Census reported that 5,336 persons were over the age of 65. This
amounted to 3,482 households or 21% of the total households in the City. Seventy-nine
percent (2,750 households), live in owner-occupied housing and 21% rent (732 households).
Five percent of the senior population (261 people) live on incomes below the poverty level.
The poverty levd for a single person was $7,470 in 1995. The average socid security income
for a single poverty leve senior is gpproximatdy $650 per month, resulting in an annud income
of $7,800. Seniors receiving less than $620 in socid security per month, with assets less than
$5,000, receive supplemental socid security income to equd the subsidence level of $620 per
month. As with other fixed or low income populations, seniors need affordable housing.
Proximity to shopping, services, community facilities, and public trangt are dso important.
There is one Federdly funded senior housing facility in San Clemente - “Casa de Seniors’. It
conggts of 72 dwelling units housing atotal of 80 persons, including couples, singles or disabled
persons over 18. The households pay 30% of their income on housing costs. Higtoricaly, 38%
of the Orange County Housing Authority (OCHA) Section 8 certificates have gone to seniors.
Using this average, it is estimated that 60 seniors receive an OCHA rental subsidy. Counting
both senior housing subsdies, a total of 132 senior households are receiving some form of
housing assstance. If al of the households are below poverty leve, then it can be projected
that 51% of the poverty level seniors are recelving housing assistance in the City.

Another senior housing project was supported by the City to assst 15 mobilehome owners
purchase their lots in a mobilehome park in conjunction to the State CHAP and MPROP
programs. City Redevelopment Housing Funds provided |oans amounting to over $400,000 to
15 households earning less than 80% of median income (five househol ds earned below 50% of
median income) for a period of 15 years. The loans are payable upon death or transfer of the
property and the loans can be assumed by other quaified homebuyers.

“Female Head of Household” - A tota of 1,173 femae heads of households were reported
by the 1990 Census to live in San Clemente. The housing needs of single parent households
typicdly include minima maintenance housing which is close to employment, schools, shopping,
day care, and recregtiond needs. The housing needs of this group are of concern because
incomes are generdly less and socid service needs are higher than married households. A tota
of 357 femde headed households lived a or below the poverty level. The poverty leve for a
family of four is gpproximately $15,500. Approximady 100 OCHA Section 8 housing
certificates support families localy.

The County of Orange Consolidated Plan reported 1,302 families to be in need of housing due
to domegtic violence.  Laura's House is one of four domedtic violence shelters in Orange
County. Asdated previoudy, they asssted 238 locd families with cousding and/or shelter in
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1999. They have recently purchased a duplex for a second step transitional housing program.
In late 1998, the City provided $400,000 in funds to purchase 4 vacant lots for a mixed use
project including adminigtrative and counsdling offices, day care and trangtiona housing with six
goartment units.  Architectural designs have been completed, and processing of the plans is
underway.

“Large Families’ - There were 1,759 families with over 5 persons in their households in
1990. A total of 1,056 were renters and 703 were owners. There are very few options for
large, low income families but overpaying for housng in San Clemente today. Only 100 families
in San Clemente receive Section 8 housing certificates. The certificates enables families to pay
only 30% of their income on housing, the difference in rent is subdsdized by the Federd
Government.  Many of these families must take in another adult to assst in paying the rent,
especidly if they are able to rent ahouse. Thisis discussed further under the following section
entitled “ overcrowding”.

The highest priority of the City’s Redevelopment Agency Housing Programis to increase the
gdock of affordable housng for very low income households. The City asssted the Mary
Erickson Foundation in acquiring three different buildings with a totd of 19 family units since
1994. Two were rehabilitated and one is in the process of financing a demalition and
recongruction of seven 3 bedroom, 2 bath units for large, very low income families. A
combination of Redevelopment Housing Funds, Federd HOME funds and private loans
financed the purchases. Presently very low income families in the Mary Erickson apartments
are paying below market rents between $600 and $750 a month for two and three bedroom
goartment units. The City aso recently sgned an Option Agreement with the developers of
Tdegato provide 10 acres of land for alarge family agpartment project. The City assgned this
option to a non-profit housing developer, Jamboree Housing. The plans are for development of
186 two and three bedroom apartments serving very low income families.

2.235 Overcrowding

Overcrowding is a measure of the number of peoplein a house. It can serve as awarning sign
that a community does not have housing units with enough bedrooms to house large familiesin
an affordable manner. The Federd definition of overcrowded is gpplied to unitswith more than
1.01 persons per room per unit. Large families are consdered households with 5 or more
blood, marriage or adopted relations in one household. In 1990, San Clemente had 1,759 large
households or 10% of the totd households in the City. Of the large households 60% were
renters, and 70% of the large renter households lived in overcrowded living quarters. The
remaining 40% of the large households owned their own home and only 19% of those
households lived in overcrowded Stuations. These figures indicate that there are not enough
larger rentd units affordable to lower income large families.

2.236 Summary of Needs Assessment

In summary, households earning 50% of median income or less are overpaying for housing and
in most cases 50% or more of their income or double up with roommates or extended family
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members to afford housing. Families earning between 60% and 80% of median income able to
afford market rate housing in mogt of the rentd units avalable, dthough many of them are
consdered “overpayers’ paying more than 30% of their income on housing. Households earning
less than 50% of median income had to overpay in 95% of al renter households and 49% of all
owner occupied households in 1990. Although the State Department of Finance has reported
the vacancy rate to be approximately 10.8% over the last decade, this is more reflective of the
number of second homes left vacant than gpartment vacancies. A recent marketing study done
for Jamboree Housing reported vacancy rates in San Clemente rentals to be between 2% and
4% in 1999. There are four rental housing projects providing 91 units of below market rate
housing, these include the Casa de Seniors and the Mary Erickson Apartments. The City’s
Rentd Rehabilitation Program provides matching grants to private property owners of low-
income rentals in exchange for four years of rent regulation. Over 60 properties with 300 units
have had ther rents voluntarily regulated over the last 8 years of the program. Rentd properties
are painted, given new driveways, roofs, plumbing and eectric upgraded, as long as low-
income households resde within the units at HUD prescribed rent levels during the four year
agreement period. Two privately owned rental properties providing a tota of 36 rental units
have ten year renta agreements to house very low income households at correspondingly low
rents. Utilizing both Redevelopment, Housing In-lieu Fees, Federa Funds and Tax Crediits, the
City plans to work with NonProfit Housing Organizations to provide additiond affordable
housing units to households earning less than 50% of median income. The fallowing table
identifies the specid needs housing groups and the affordable renta units or housing subsidies
avalable locdly.

Table 2-20
San Clemente Special Needs Housing
1990 Census Data and 2000 Affordable Units

Group Number of Persons/Hshld. Affordable Unitsor
Housing Subsidies
Large Families 1,056 Renter Households - Approx.70 Section 8
736 Overcrowded Certificates for families
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arein usein the City
Mary Erickson Community
Housing, 3 properties
19 2 & 3 bedrm units

Overpayers earning less 1,880 Renter Households - Section 8 certificates

than $20,000 327 Owner Households - 36 units in private rental
(#s may be duplicated in other properties w/ 10 yr.rental
categories) agreements with City

24 beds—Henderson House
Homeless 60-150 persons (varies) - 22 beds+cribs-Laura's
House, domestic violence
shelter & Trans. Housing
duplex
Toby’ s House serves 6
unwed mothersand their
children
Shelter provided in motels
by Non-profit organiz.

Disabled with amobility 3,417 persons - 6 units available in Casa de
or self-care limitation Seniors
With awork disability 2,732 persons - Section 8 certificates
Seniors 5,336 persons - Casade Seniors— 72 unitsfor
Poverty level 261 persons both seniors and disabled
over 18 yrs.

60 Section 8 certificates

Poverty level persons and | 2,852 persons live in 702| -  Section 8 certificates
households households Orange Co. Housing Authority

Married Households 257 households opened up waiting list in 1998,
Male head of household 88 households expect to serve approx. 1000 new
Female head of household 357 households familiesayear.

Total Female headed households 1,173 households

2.3 Equal Opportunity Housing

Equa opportunity includes providing housing opportunities for al people, regardless of race,
color, reigion, sex, marital datus, age, nationd origin, ancestry or disability. The Orange
County Fair Housng Council provides loca resdents with information and investigates
discrimination complaints.
2.4 Coastal Housing

The Coastd Zone is the area essentidly located between the Pacific Ocean and the San Diego
Freeway (Interstate 5). The areaconsgds of approximately three square miles. It is estimated
that 85% of San Clemente' s current affor dable housing stock iswithin the Coasta Zone, with
approximately 6,300 multi-family dwelling units. Two of the census tracts in the coastd zone,
tracts 421.07 and 421.08 dso house the lowest income groups in the City. In 1990, the
median income in these tracts averaged $31,585, which was substantialy lower than the median
incomein the City of $46,374.
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As pat of the Housng Element law, loca governments must include the following information

when reviewing development in the Coagtd Zone:

1. The number of new housing units approved for congruction within the coastal zone after
January 1, 1982.
a Number of new units 1982 — December 1989 — 134 ( reported in 1989 Housing

Element)

b.  Number of new units Jan.1990 — September 2000 - 278

2. The number of units for low and moderate income households required to be provided
ather within the Coastd Zone or within 3 miles of it: - 3 - No low income units were
demolished. Only one multi-family project has been built within the coastd zone with an
Inclusonary requirement (412 Arenoso Lane — 23 units). The developer paid in-lieu fees of
$63,743, which will be put toward payment of very low income housing to be built in the
Coastd Zone. (7 units to be constructed - 150-152 W. Escalones- non-profit ownership).

3. Number of units occupied by low and moderate income households and authorized to be
converted in Coastal Zone.
a. Since January 1, 1982 — 1989 — 44 units (no demoalitions) 1989 Housing Element
b. January 1990- September 2000 — O no conversons or demolitions of low-mod

housng.

4. Number of units for low and moderate income housing required in the Coasta Zone or

within 3 miles, in order to replace those being converted: -0-

In August 1999, the City Council gpproved the funding of the purchase of one apartment
building with eight very low income housing units (five occupied) by Mary Erickson Community
Housng. The housng is sub-standard and does not meet current zoning codes. The plan
includes the demalition of the 8, 2 bedroom units and re-congtruction of 7 units, 6 with 3
bedrooms and 1 with 2 bedrooms. The existing zoning code dlows for the construction of 6
dwelling units on 12,000 square feet, but with the addition of 1 unit as a dengity bonus, 7 units
will be re-built. The project is expected to be demolished by approximately June, 2001 and
rebuilt by Spring 2002. All seven units will be available for the life of the project to very low
income households. The one lost unit will be replaced ether in the Coastd Zone or within 3
miles of the Coasta Zone as required by Government Code Section 65590.

The City enforces a Condominium Converson Ordinance which limits the number of unitswhich
can be converted when the vacancy rate is below 10%. Although the vacancy rate has been
over 10% since 1990, there have been no gpplications for condominium conversons in the
Coadta Zone, nor has there been any displacement of households due to construction of new
projects of 3 units or more.

2.41 Redevelopment Project Area

Section 33413 (b)1 of the State Hedlth and Safety Code requires Redevel opment Agencies to
provide 30% of dl new or rehabilitated dwelling units developed by the RDA to households
earning not more than 120% of the County median income, of which 50% (15% of the tota
units) are to be affordable to households earning 50% or less than the County median income.
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Section 33413 (b)2 requires 15% of dl new or rehabilitated dwelling units devel oped within the
project area by public or private owners, other than the Agency, to be available to households
earning not more than 120% of County median income, of which 40% (or 6% of the total units)
must be affordable to households earning 50% or less than median income. The RDA must
prepare an Inclusonary Housing Plan, conggtent with the Housing Element which will insure that
the housing affordability requirements are met every 10 years. The production requirements
goply to the aggregate of al housing in the project area. Thusit is not necessary that 15% of the
units in every housing development constructed or rehabilitated be affordable to low and
moderate income persons, but that after ten years, the RDA has met the requirements of the
aggregate number of units developed within the project area.

Within the Coastd Zone the City has one redevelopment project area. The focus of the
redevelopment program is to revitdize the City’s centrd business didtrict and tourist commercia
area fronting the municipa pier. Out of the 263 residentia lots in the project area, 7 are
vacant. The zoning is regulated by the Pler Bowl Specific Plan. The mgority of the resdentia
lots have a dendty of one unit per 1,200 square feet which would alow for gpartments or
condominiums to be developed. Due to the irregular shape of the remaining lots, there are few
opportunities for increasing the number of new affordable units. Any new development in the
Fer Bowl will require a substantid investment to accommodate parking on the site, thereby
increasing the cost of the property. Since 1990, there have only been two new projects
congtructed in the Project area and both began construction in 1999. Both projects are built on
vacant lots by private developers. One project is 23 condominium units and the other is a
duplex. The larger project pad an in-lieu fee to satidy the inclusonary requirement and as
dated above the funds will help pay for the development of 7 new units of very low income
housng in the Coastal Zone (however, not within the RDA project area).

There has not been any new residentid congtruction by the Redevelopment Agency nor is any
planned. The City’s CDBG Housing Rehabilitation Program provided one matching loan to a
property owner in the amount of $15,000 for rental rehabilitation. Two out of the three units
are rented to low-income households. During the past five years only two private properties
with atotal of 14 gpartment units made approximately $115,000 in property improvements.

2.5 Energy Conservation

Title 24, Building Energy Standards for Residentia Development, establishes energy budgets or
maximum energy use levels. The maximum energy use levels are etablished for three types of
resdentid buildings and sixteen dimate zones. The City of San Clemente isin Climate Zone 6.
The standards of Title 24 supersedes locd regulations. State requirements mandate Title 24
requirements through implementation by locd jurisdictions. Builders have the option of meeting
the Title 24 congtruction requirements through two different approaches, the performance and
the prescriptive approaches.

Performance Approach: The performance approach provides the builder with the greatest
flexibility in thet the builder determines which mix of desgn and equipment technologies will be
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used in meeting the specified energy budget. The builder, however, must be able to
demongtrate, through the application of State gpproved caculation methods, that the proposed
building will consume no more energy than the energy budget alows.

Prescriptive Approach: The prescriptive approach will probably be the most common,
because it does not require computerized caculations. The prescriptive gpproach involves the
use of one of five packages of energy-efficient construction measures that meet the energy
budget.

2.6 Housing Constraints and Mitigating Opportunities

Given that San Clemente is a coadd city with an active citizenry, concerned with growth and
quaity development, there are numerous governmentd, market, and environmenta congraints
to the provision and preservation of housing opportunities, especidly for moderate and lower
income households. The coastd location imposes physica and regulatory congraints, as well as
ensuring relatively high land cogts. An active citizenry with concerns about quaity development
causes sringent development standards and more extensive public participation in permit
processing. Detailed below are condraints to the provison of housing, dong with adiscusson
of potential mitigating opportunities to address these congraints.

2.61 Governmental Constraints and Opportunities

On January 29, 1992, the Countywide Housing Task Force was convened with Orange County
Supervisor Roger Stanton and Anaheim Mayor Tom Day as Co-Chairpersons to lead the
effort to rase awareness of the need for affordable housng, define the condraints and
recommend ways to encourage the development of affordable housng. The League of
Cdifornia Cities, Orange County section, the County of Orange and the Building Industry
Asociation  provided staff support to develop, “A Guidebook for Making Housng More
Affordable’.

The Cdifornia Legidature has delegated to loca jurisdictions specific respongbilities and a
certain amount of discretionary authority over the development and use of land. Through
building codes, development procedures, requirements and fees, cities and counties influence
the location, density, type, number, qudity, and appearance of housing unitsin ther jurisdiction.
These actions can affect the cost and availability of housing not only within the boundaries of the
city, but the region asawhole.

The following potentiad and actua governmenta condraints are imposed by locd, Sate, or
federd legidation and have impacts on the ability to maintain, improve and develop housing for
al income levels, most notably for moderate and lower income households. These congraints
fdl into Sx categories. land use controls, congtruction codes, code compliance programs,
CEQA; Cdifornia Coagtd Act; and Article XXXIV. At the end of each congraint sectionisa
discussion of the mitigating opportunities available through various programs and policies.
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2.611 Land Use Controls

The land use policies of the City have a direct impact upon the provison of affordable housing.
The Generd Plan and Ranch Specific Plans have designated subgtantid aress of land for

housing. The City Generd Plan was updated in 1992 and the Zoning Ordinance was updated in
1996, revisng development standards to respond to community needs. The Zoning Ordinance
permits a wide variety of resdentid and mixed land uses which encourage the provison of

affordable housing, not only in traditiond resdentia neighborhoods, but in - mixed use zones as
well, fostering a blend of housing and commercid uses.  Prior to construction of new projects,
developers must obtain a series of gpprovals to assure that certain standards are met. When
feasble, the City encourages density bonuses for affordable housing projects, with additiond

incentives such as reduced parking requirements. Developers of projects with 10 or more units
are required to paticipate in the Inclusonay Housng Program, edtablished to achieve
community housng gods. Chepter 4 describes the Inclusonary Housing Program and other
incentives in detall.

General Plan Policies

The didribution of land use dedgnations within the City that accommodate residentid
development, as shown in the General Plan Land Use Element, ae based upon geographic
congraints that limit the extent and dengity of resdentid uses. Some naturd congtraints include

beaches, bluffs, and the city’s overdl mesalcanyon topography, as well as open space
preserves.

The dlowable dengity for a resdentidly desgnated property is determined by the Generd Plan
land use desgnation. Listed below are the residentid Generd Plan designations and their
corresponding dengty ranges, expressed in dwelling units per devel opable acre (or du/ac).

Table 2-21
General Plan Residential Density Ranges
2000

Designation Maximum Density
RVL- Resdentid Very Low Densty 1.0dw20 ac
RL- Residential Low Density 7.0 duac
RML- Reddentid Medium Low Density 10.0 du/ac
RM- Residentiadl Medium Low Density 24.0 du/ac
RH- Residentiad Medium High 36.0 du/ac

Other programs in the City’s Genera Plan could have potentidly condraining affects on the
provison of housng for dl income ranges. These palicies include: the provison of roadways
and other public facilities, emergency services, schools, parks, and open space; mitigation of
potentidly harmful noise impacts, and the avoidance of areas subject to severe hazards. While
these potentid condraints are derived from Generd Plan policies, they have manifested
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themselves as zoning designations, ordinances and/or policy statements and are addressed in
more detail below.

Zoning Designations and Overlay Districts

A paticular zoning didtrict can dso influence the potentid condraints to providing housing
opportunities.  The underlying zoning designation of a property controls both the use and the
development sandards for that property. There are currently five different resdentid zoning
digricts within San Clemente.  Ancther eight zoning digtricts conditiondly dlow resdentid
development. Table 2-22 “Redgdentid Zoning Didricts’ and Table 2-23 “Other Zoning
Didricts with Resdentid Uses Conditionaly Permitted’, below, detall the permitted or
conditiondly permitted resdentid uses and development standards for each of these zones. A
complete summary of development standards for al zones within San Clemente, including
gpecific plan land use desgnations, is atached in Section 2.3, Zoning Regulations, of the
Appendix. Also detailed in Section 23 of the Appendix are regulations for mobile homes,
senior housing and second residentid units.

Table 2-22
Residential Zoning Districts*
San Clemente Zoning Ordinance Section 17.32.030(4)

Permitted

Zone Residential Condltl_onally Permitted Minimum Lot Area Lot Bwl_dmg
Uses Residential Uses Coverage Height
Single-family, second 30ft./2
RVL ** residential units, mobile 20 Igf OSIS acr e“T ma>5g)r{:um story
homes or fegal parce maximum
RL Sindle-famil Second residential units and 6.000sf 50% 25ft.
9 y mobile homes ' ) maximum maximum
RML S zgllji}zglrly’ 5 units or more and mobile 6,000 sf.— SFR 50% 25 ft.
homes 9,000 sf. - Duplex maximum maximum
fewer
Single-family, . .
. 5 units or more and mobile 55% 25ft.
RM 4 units or homes 6,000 maximum maximum
fewer
RH S zgllj:zg'rly’ 5 units or more and mobile B 55% 45 ft.
fewer homes maximum maximum

* See Section 2.3 of the Appendix for specific plan arealand uses and devel opment standards.
** All usesin the RVL require a Conditional Use Permit

Table 2-23
Non-Residential Zoning Districts with Residential Uses Conditionally Permitted*
San Clemente Zoning Ordinance Section 17.36.020(8) and 17.40.030(5)
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Zone* Cond|t|.onally Permitted Conditionsfor Residential Uses
Residential Uses
NC1.2, NC2, NC3, . . : .
CCL CC2, CC3 Senior Housing (See Section 2.3, Appendix)
MU3 2 or more units and senior Only allowed in conjunction with commercial
housing development (See Section 2.3, Appendix)
MUS.1 2104 units, mobile homes, (See Section 2.3, Appendix)
senior housing

*See Section 2.3 of the Appendix for specific plan arealand uses and devel opment standards.

Some development standards, such as parking, are based upon use rather than the zoning
desgnation. The parking standards for resdentia uses vary based upon the unit type, with
angle-family homes requiring two-car garages for each unit. Two dwdling units on asingle lot
require two parking spaces per unit. Of these spaces, 50% must be covered and each dwelling
unit shal be assgned at least one covered parking space.

Parking requirements for projects with three or more dweling units on asngle lot shdl comply
with the mogt redrictive of the following two methods: Method 1 is based on the number of
bedrooms in a dwdling unit. Method 2 is based on the net floor area of a dwelling unit. The
two methods are summarized in Table 2-24, “Parking Requirements for Three or More Units
onaSngleLot”.

For projects with three or more units, guest parking must aso be provided, a a ratio of one
gpace for every three units. Additionaly, the tota number of parking spaces required for a
project shal not be lessthan two spaces per unit.

While the zoning regulaions for parking has reduced the number of units built on smdl in-fill lots
as compared to the properties built in the 1950's when the parking requirement was one
parking space per unit, the City does not foresee this to be a detriment to building affordable
housing. It iswidely accepted that low income households have fewer cars than higher income
households. As part of the City’s ability to dlow for exceptions for affordable housing, the
Planning Commission has accepted lower parking standards for three affordable housing
projects approved in 2000. Two of the projects are for large family housing proposing to build
192, 2 and 3 bedroom units (Jamboree Housing-186 units and Mary Erickson Community
Housng — 6 units), and the third is a senior housing project (USA Properties— 122 units).

Table 2-24
Parking Requirementsfor Three or More Unitson a Single L ot
San Clemente Zoning Ordinance Section 17.64.050(B)(7)

Method 1- Number of Method 2— Net Floor Area Number of required
Bedrooms (Per unit) (Per unit) Parking Spaces
0-1 bedrooms To 900 sq. ft. 1.5 spaces
2 bedrooms To 1,800 sq. ft. 2.0 spaces
3 bedrooms To 2,700 0. ft. 2.5 spaces
Over 3 bedrooms Over 2,700 q. ft. 3.0 spaces
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In addition to the underlying zoning, overlay didricts within the City have been identified and
bestowed with speciad development standards and/or permit processing requirements. Overlay
digricts identified in the San Clemente Zoning Ordinance include Inland Canyons, Coastd
Zone, Architectural, Planned Residentid, and Specid Residentia Overlay Didricts. Table 2-25
“San Clemente Overlay Districts’ below ligts these areas of gpecid interest and identifies the
permits required and the location of the additiona regulations, in both the Generd Plan and the
Zoning Ordinance.

Table 2-25
San Clemente Overlay Districts
2000-2004
Overlay Permits o,
District Area Covered Purpose Requir ed Regulations
Non-coastal canyons- To preserve important Zoning
Inland properties identified with an | topographical features . Ordinance
Canyons “1C” on the City Zoning and/or habitat Section
Map 17.24.060
The area on the ocean side | To preserve and protect Zoning
of the Coastal Zone coastal resources Coastal Ordinance
Coastal Zone | Boundary; Properties Development Section
identified with a“CZ” on Permit 17.56.050
the City Zoning Map O
To signify avisualy
distinct district Cultural Zoning
Architectural Properties identified with an | characterized by Spanish Heritage Ordinance
“A” on the City Zoning Map | Colonia Reviva Permit Section
architecture and a 17.56.020
pedestrian orientation
To provide flexible Zoring
Planned ‘I‘Drope,r,tles |de11t|f|ed WI'Fh a regula'qons |n.order tq Site Plan Ordinance
Residential PRD” on the City Zoning foster_ |.nnovat|on, var'|¢ty, Permit Section
Map amenities, and a sengitivity 17 56.040
to the natural topography T
Single-family Unique development
neighborhoods (zoned RL) | standards established Tentative Zoning
Specid with unique devel opment through the discretionary Map and/or Ordinance
Residential | standards, identified witha | process for single-family Conditiond Section
numbered overlay on the neighborhoods Use Permit 17.56.060

Zoning Map

*See Section 2.3 of the Appendix for special overlay district development standards.

Growth Controls

A Growth Management Initiative, adopted as City Ordinance No. 922, was gpproved by the
voters of San Clemente in 1986. The initiative was in response to a period of resdentia
development which was percelved to adversdly affect the capacity of City streets to meet traffic
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demands, the capacity of parking facilities, the capacity of area schools, and the qudity of life
prevaent in the City, its sphere of influence and the region.

The purpose of the Growth Management Ordinance is to control the rate of residentia
development and provide time for the City to fulfill the changing needs for public services and
facilities. The ordinance limits residentia congtruction to a maximum of 500 units per year and
establishes a competitive alocation process which rates the projects based upon impacts to,
and the provision of, public services and facilities, as well as provison of a quaity design that
contributes to the public welfare and amenity.

The Planning Commission serves as a Resdentid Development Evauation Board (RDEB),

which awards points to projects and ranks them accordingly. The Board makes a
recommendation to the City Council and the Council awards development dlocations. Up to
500 dlocations may be awvarded annualy. The annua alocation may be modified, however, to
an amount not greater than ten percent more or less for any given year, provided that the annud

dlocation for the next succeeding year shall be set higher or lower, as the case may be, in order
to redress any excess or deficiency.

During the severd years prior to the adoption and implementation of the initiative, the City
experienced an enormous amount of housing growth - an average of 859 dwelling units annudly
had been built. Since 1990, residentid growth has dowed to an average of approximately 200
dweling units per year. In 1999, however, 550 dlocations were awarded (only 414
alocations were awarded the previous year) and in 2000 and 2001, 500 dlocations were
awarded each year. The Growth Management Ordinance isin effect until December 31, 2006,
at which time San Clemente is expected to be nearly built out. As stated, the ordinance alows
developersto apply for the dlocations once they have their entitlements secured. In the case of
Tdegaand Forger Ranch, the dwelling units dlotted have not ways been built in the following
year. The developers are alowed to “bank” or accumulate the dlocations up to five yearsin
case the economy changes and the market is not ready to absorb new units. This can be
evidenced in the coming year’s projections of new Ranch units where there will be more than
500 dwdling units built based on previous years dlocations that have been reserved. Between
2001 and 2006 an average of 800 units a year are projected to be built. Some of this increase
is due to the 1,864 dweling units to be built in the unincorporated territory of Tdegawhichis
not subject to Ordinance 922.

All new developments with five or more units must go through the dlocation process. The
alocation process is conducted annudly, at atime sdected by the City Council , but in no event
later than 30 days following submission of the lists and recommendations of the Board. In order
for a project to be a candidate for development allocations, al discretionary gpprovas for that
project must be received prior to the annua deadline established by the City Council. If a
project does not receive discretionary approva before the deadline, the developer must wait
until the following year (even if there was less than 500 units dlocated) to receive ther
development dlocation. This process can cause delays and therefore, may increase the cost of
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developing housing projects in San Clemente. However, the City Coundil’s flexibility in setting
the annud RDEB schedule each year has accommodated most projects undergoing
discretionary review in the past.  Because this ordinance was adopted by initiative, the City
gaff has no discretion in modifications to this regulaion. Any amendments to the regulation are
subject to a four-fifths vote by the City Council as long as the amendment is congstent with the
intent of the ordinance. No amendments to the type of exemptions or to the number of available
annua alocations shdl be made without prior ratification of amgority of the voters of the city at
agenera or specia eection.

Permit Processing

San Clemente hes been arapidly developing community. In the past, some projects were built
prior to the provison of adequate public services with disregard for the City’s “ Spanish Village
by the Sea’ image. The City has developed review processes which evauate projects for their
impacts upon public services, the fisca hedth of the city, aswell as design qudlity.

All resdentid deveopment is reviewed by City daff for zoning, building and fire code
compliance prior to issuance of building permits. For most roperty in San Clemente, new
resdentid development with fewer than five units is permitted by right, provided the project
adheres to the dlowed density and development standards of the zone. Since only a building
permit is required, multi-family projects with fewer than five units are an excdlent method to
provide affordable housing in underutilized or in-fill areas of the City. For projects with five or
more units, a Conditiond Use Permit must be gpproved by the Planning Commisson. The
discretionary process alows the project to be reviewed for appropriateness, scae, architecture,
design, and compatibility with the surrounding area.

Some residentid projects, even those with fewer than five units, require discretionary approva
by either the Plaming Commission or the City Council. A Culturd Heritage Permit, gpproved
by the Planning Commission, is required for: development of resdentidly zoned property,
regardless of the number of units, within an architectural overlay didtrict; development of Sngle-
family and duplex homes abutting any property that is on the City's lig of Dedgnaed
Higtoricdly Significant Structures or; any residentid project of three or more units that lies within
a 300 foot radius of any property that is on the City’s list of Designated Higtoricaly Sgnificant
Structures.

For any project requiring the subdivison of land, in addition to the above mentioned
discretionary gpprovas, a tentative map must be gpproved by the City Council. Additiondly,
any generd plan amendments and zoning amendments must be approved by the City Council.
For any project requiring review and gpprova by the City Council, al discretionary applications
for that project are heard by the City Council, including those that would otherwise be heard by
the Planning Commission.  Processing times vary, depending heavily on the responsiveness of
the gpplicant. Projects reviewed by the Planning Commission, including Conditiond Use
Permits and Culturd Heritage Permits, typicdly require between three to four months to
process. Projects reviewed by the City Council, such as tentative parcel maps and tentative
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tract maps, typicaly require between four to five months to process. Generd plan and zoning
amendments typicaly require between five to Sx months to process.

Certain steps of the development process are required by State rather than loca laws. The
State has defined processing deadlines to limit the amount of time needed for review of required
reports and projects. In an effort to provide an efficient permit processing system, the City has
implemented the following time and cost saving developmenta processes.

Eliminated the Community Desgn Commission and combined the duties with the Planning
Commission, which includes 2 architectura, landscape or planning professonds to the
extent feasble.

Located dl City divisonsinvolved in the permitting process- Planning, Engineering, Building,
Public Works, Economic Development, Business Licenses, and Fire Authority, in one
location.

Appointed a Zoning Administrator to implement adminidrative gpproval for more routine
projects.

Fecilitate pre-gpplication meetings to ensure issues are identified early in the process and
gpplications are complete prior to submitta for discretionary review.

Housng daff asssts nonprofit agencies to determine feasbility of project and identify
public financing sources.

Processing fees can be reduced, postponed or supplemented with housing funds for
affordable projects meeting City priorities.

Encourages concurrent processing of gpplications

Planning processing costs are covered by developer fees, which are charged to cover the City’'s
actua codts for processing the request. Because of the limited resources, the City does not
offer fee wavers, dthough the City Council may approve a waver or provide deferred,

reduced, or supplement fees with housing funds from the RDA or In-lieu fee fund for affordable
housing projects. The following selected Planning and Engineering permit fees are charged:

Table 2-26
Planning and Engineering Selected Per mit Fees*
2000
Type of Fee Cost

Planning

Tentative Tract Map $3,070 fee
Parcel Map $2,670 fee
Cultural Heritage Permit $ 405 fee
Conditional Use Permit $1,350 fee
Environmental Review $ 225fee
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Type of Fee Cost

Engineering $1,500 deposit
Final Tract Filing
Water Acreage -existing areas $2,388/acre

undevel oped $3,156-$10,500/acre
land
Traffic Model $250 + 25/d.u.
Sewer Connection $4,928 -$ 8,800/d.u.

(depending on location and if
property is included in Sewer

Assmt.District).

Storm Drain Connection $600 - $5,633/acre
(depending on location)

Regiona Circulation Financing $94 to $6,080/d.u.
Program (depending on location)

Park Development Fee $400 - $6,823/d.u.

(depending on location)
* Subject to periodic modification

Enforce laws and codes

The City enforces the Cdifornia Uniform Building Code which ensures that dl housing units are
built to specified sandards. The code is substantiadly determined by the Internationd
Conference of Building Officids and the State of California. These codes are not considered a
mgor congtraint in developing affordable housing because they are uniform standards that apply
throughout the region and the entire state. Compromising these standards to lower congtruction
costs would produce substandard housing.

Mitigating Opportunities for Land Use Controls

The land use control congtraints described above reflect the myriad of environmental, economic
and socid issues that San Clemente addresses to ensure a balanced community. Facets of
regulatory controls such as resdentia dendty designations, overlay zones, growth controls and
indusonary housing indicate an effort to dlow continued growth while addressing the needs of
the community and the environment.  Since the Housing Element is but one of the 16 dements
of the Generd Plan, it is unredigtic to expect al land use controls to be diminated in the pursuit
of housng. Rether, the use of mitigating opportunities to find a commonly beneficid solution
alows consstency between dl Generd Plan elements and their god's, objectives and programs.

Theoreticaly, governmental condraints could impose mgor bariers to the provisons of
housing, especidly for persons of lower-income and specid needs. In practice, this has not
been the case. San Clemente has experienced, and continues to experience, growth in housing
for the above-moderate, moderate and lower-income households. In addition, the Inclusionary
Housing Program requires housing for very low income persons to be addressed by every
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project with over 6 units. San Clemente aso provides subsidies and zoning concessions to nor:
profit housing corporations to make it feasble to build affordable housing on both in-fill lotsand
new apartment housng on Ranch properties. The recent housing boom and the resulting
inflationary market makes it difficult to assess the degree to which current housing prices are due
to condraints of the market. During 1998 and 1999, housing prices in San Clemente rose
geadily, even though no new governmenta congraints were imposed. One could deduce,
therefore, that the market plays a mgor role in housing prices and mgor adjusments of
governmenta congraintsis not warranted.

Nonetheless, there are some mitigating measures and opportunities that reduce the impacts of
exiding governmenta condraints including development standards. To reduce the levd of
housing opportunity congtraints imposed by the City’s land use digtribution, a dengty bonus
ordinance was adopted. This dendgty bonus ordinance (San Clemente Zoning Ordinance
Section 17.24.070) allows a densty increase of 25 percent over the dhewise maximum
dlowable resdentid dengty prescribed by the City’s Zoning Ordinance and Generd Plan. In
order to qudify for the density bonus, a developer must agree to congtruct ether: 20 percent of
the totd units of a housng development for persons and families of lower incomes, 10 percent
of the totd units of a housing development for very low income households, or 50 percent of the
totd units of a housing development for senior residents.

To further address governmenta congraints, the density bonus ordinance provides other
incentives to developers of affordable housing, including: A reduction or modification of zoning
ordinance development standards, a waiver of gpplication fees, or other regulatory incentives
or concessions proposed by the developer or the City which result in identifiable cost
reductions.

To dlow for smdler, affordable units, there are no minimum unit Szes except in the mixed use
zone. The City is currently re-writing this zoning category to better accommodate housing and
commercid use together. While there are minimum lot Sze requirements for each underlying
resdentia zone, Planned Residentia Development Overlays and Planned Unit Developments
(provided for in the City's Specific Plan areas) have minimum lot sizes that are determined
through the discretionary processs These measures, combined with the dendty bonus
ordinance, work towards the remova of governmentd barriers to the provison of affordable
housing, especidly on smdler properties.

In order to address the uncertainty that often accompanies development in specid or sendtive
aress, the City has adopted overlay digtricts. Since any residentid development of five or more
units within San Clemente requires a discretionary permit to review design components, the
additiond permit that may be required by an overlay didtrict typically does not produce
additiona burden. By proactively identifying the extent of the specid areawith overlay didricts,
and identifying the mitigating mesasures for development, the overlay didtricts dlow potentia

developers to incorporate these mitigation measures into the project early in the process.
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The City’s Growth Management Program has not shown to be a barrier to the provison of
housing, rather it has reduced the risk of facility requirements interfering with expedient
development permit processing. As with the declarations of the overlay digtricts, the extent of
the facility needs and the responghilities of the potentia development are known early in the
process, dlowing them to be more easly accommodated. In terms of Ordinance 922, the
RDEB dlocations are distributed once a year. Virtudly al of the resdentia projects subject to
RDEB require subdivison maps as part of ther discretionary entitlements. Before any of the
dweling units can be condructed, a find map and any necessary infrastructure improvement
plans must be prepared and approved by the City. The preparation and approvd of these
documents can occur prior to the RDEB alocations. Typicaly, the time necessary to prepare a
final map and improvement plans easily exceeds the maximum potentid year's wait for RDEB
dlocation digribution. Additiondly, projects within the Coasta Zone are required to obtain a
Coastd Deveopment Permit prior to congtruction as discussed elsewhere in this section. As
with find map and improvement plan preparation, the Coastal Development Permit process can
occur prior to RDEB dlocations, and can take up to one year.

In terms of the amount of alocations distributed by the City Council to individud projects, the
experience has been that the larger developers (eg.., >150 dwelling units) obtain enough
dlocations to accommodate their overal phasng plans, especidly given they typicaly bank
some dlocations from previous years RDEB digtributions. The smdler projects (eg.., ranging
from 6 to 122 dweling units) have typicdly recaved dl of ther dlocations in one RDEB
digtribution cycle. Therefore, the City's RDEB process does not delay phasing d resdentia
development. Affordable housing projects receive bonus points within the RDEB ranking
process, thereby strengthening the competitive edge for affordable housing projects.

Tables 2-12 and 2-13 present the RHNA figures for the City and Taega Unincorporated land.
Section 5-1 in the Appendix includes build out projections for the entire City. As evidenced by
these tables the City is able to accommodate the entire RHNA projections for housing needs in
each income category. Recent andysis of past and future development projections with Taega
has indicated that they will be building approximately 500 to 800 units a year. Because the
unincorporated area is not limited by Ordinance 922, and the demand for housing is so strong
within the City imits, dl Ranch developers are building as quickly as possble. The ability to
build more than 500 units a year is due to the accumulation of RDEB dlotments. With the
requirements of the RCFPP for road construction and payments established for water, sewer,
and park infrastructure in advance of development, there are no public infrastructure needs
delaying development.

2.612 Building, Electrical and Plumbing Codes

Constraints

There have been many revisons to the gpplicable building, dectrica, plumbing, and mechanica
codes since the last Housing Element update in 1989. The current congtruction codes in use
within San Clemente are as follows: Uniform Building Code (1997 edition), Nationa Electrica
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Code (1996 edition), Uniform Plumbing Code (1997 edition), and the Uniform Mechanicd
Code (1997 edition).

The revisons to these codes have been in the interest of increasing safety of Structures and
improvements. In the process of adding regulations, the construction codes aso added costs to
the development of housing. The increased safety standards impose higher construction costs.
In addition, the congtruction codes contain more requirements for certification by registered
engineers and involve more complex plan preparation, raising development costs even further.

Mitigating Opportunities

Since the congraining congruction code revisons were put in place for increased safety,
mitigation through reductions in standards is not desrable. There are other mechaniams,
however, that can reduce the constraint of construction codes on the provison of affordable
housng. Waiving application fees can offset the potentially added cost in plan preparation and
review. There are certain types of housing, such as resdent hotels, that are deemed to be
commercid in nature and, therefore, have different gandards. Also, multiple-unit buildings can
take advantage of consolidated electric, gas and water meters, further reducing construction
costs.

2.613 Code Compliance Programs

Constraints

The City’s Code Compliance Divison can directly and indirectly produce condraints to the
provison of housing, especidly for lower-income households. One of the functions of Code
Enforcement is the abatement of deteriorating housing and illegd housing units, usudly in the
form of garage conversions (also known as bootleg units). These housing units are typicdly
rented for lower rates or converted by tenants, making them available to lower-income
individuds. Although low income tenants inhabit these garage conversons, most of them are
unsafe and unsanitary. The City consdersit a danger to the inhabitants to alow the continuation
of these dwellings. These actions usudly account for aloss of ten substandard or illegd units per
year. In addition to the garage conversons, some gpartment units may have large units that rent
out bedrooms as studio units. While these units are not typicaly reported, by diminating these
studio units some housing opportunities for lower-income households are diminished.

Mitigating Opportunities

Currently the Code Compliance Divison primarily responds on a complaint bass. Therefore,
there are no current programs to proactively seek out and remove substandard or illega units.
By continuing this complaint-based response system, inoffengve illegd units can continue to
provide housing opportunities for lower-income households. In addition, there are programsin
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the Housng Element that can provide incentives for property owners to replace their
substandard units with housing that is il affordable to lower-income households.

2.614 California Environmental Quality Act

Constraints

Under the Cdifornia Environmenta Quality Act (CEQA), developments or actions defined as
projects, unless otherwise exempted under specific CEQA guidelines, are required to undergo
an asessment as to the impact the project will have on the environment. This assessment
determines if a substantid or more detailed effort will be needed to assess the full impact or a
determination that it will not have a significant impact. Developing rurd aress, and
environmentaly sengtive aress that include wetlands are particularly sengtive to the impacts of
urbanization. Assessment and mitigation of these impacts are sometimes lengthy and meticulous
adding extra w4 to the development. Identification of impacts that cannot be mitigated may
preclude development atogether.

San Clemente has a substantial number of environmenta congraints due to its sengtive habitats,
coastal location and conservative approach to preserving its unique natura surroundings. These
congtraints may preclude, reduce, or in most cases, dow down congtruction of new housing in
San Clemente.

Mitigating Opportunities

CEQA provides opportunities for "tiering" environmenta reviews. Projects that require a
comprehengve review and assessment with an ensuing environmental impact report (EIR) often
may contain specific mitigation measures to offset impacts. When a project requires multiple
phases for completion, assessment and mitigation details can be included in the EIR.
Subsequent phases of the development may preclude further generd or detailed environmenta
review. Thismay lead to faster processing of projects after a master environmentd review and
assessment and mitigation of impacts is completed that can be utilized for subsequent EIRs.

Additiondly, as an EIR may require mitigation measures for adverse impacts, new srategies to
mitigate these adverse effects can be introduced. For example, a jobs housing baance is one
strategy to reduce energy consumption and auto emissions by locating housing and jobs closer
together. By cresting a better mix of housing styles and types to create a grester range, and
number, of housing units for the current and future employment population, one would place
employment and housing closer together. A mitigating effect is created to conserve fud, reduce
emissons, and reduce traffic congestion.

2.615 California Coastal Act and Regulations

Constraints

The Cdifornia Coastal Act requires each locd government lying wholly are partly within the
State designated coagstal zone to prepare a Local Coastal Program (LCP). While most of the
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coadtal zone is built out, the City anticipates re-use of underutilized stes, as well as regular
development of the vacant lots situated in the coasta zone, therefore the City is proceeding to
seek cetification of an LCP. An LCP is divided into two parts. 1) A Land Use Plan, which
edablishes guiding coagtd policies, and 2) an Implementation Plan, which includes zoning uses
and standards adequate to carry out the goads and policies of the certified Land Use Plan.

While San Clemente does have a certified Land Use Plan, the City does not currently have a
certified Implementation Plan. Therefore, in addition to local approval processes, devel opment
proposals within the coastal zone must dso be gpproved by the California Coastal Commission.
This additiona process can add time and cost to a development proposa, and may act as a
deterrent to devel opers of affordable housing.

Often, to protect coastal resources, sgnificant changes or reduction in resdentid dengties are
required for the approva of projects in the coasta zone. These requirements may significantly
affect production of lower income unitsin coastal zone areas.

Mitigating Opportunities

Although the City's current coasta zone plan does not require low income housng as a
provison of development (except to meet the Inclusonary Housng requirements), the
replacement of low income housing is mandated by the Coastd Act and any demalition of
affordable housing in the Coastad Zone will be replaced within 3 miles of it. Currently most of
the City's exigting low income housing stock is within the City's coagta zone and due to the in-fill
lots surrounding the gpartments, the City anticipates working with non-profit development
organizations to purchase and rehabilitate some of the existing stock and keep it affordable for
low income households. Presarvation of exising gpartment housing for very low-income
households, in addition to new congtruction on vacant lots by non-profit agencies is supported
by the City for coastal zone properties.

2.616 Article XXXIV — California Constitution

Section 1 of Article XXXIV of the Cdifornia Conditution provides that no "low rent housing
project shal be developed, constructed, or acquired by any state public body” until voter

goprova has been obtained. The dection requirement of Article XXXIV could limit the
participation of a public body in the developmert of low and moderate-income housing because
of the dlays, uncertainties and potentid additional expenses associated with loca dections.

Fortunatdly, in the 1980's the City of San Clemente was included in an dection held by the
County of Orange to dlow for the development of affordable housing. The item was gpproved
by a mgority of voters. Therefore, Articde XXXIV is not a condraining factor in the
develoment of affordable housing in San Clemente.

2.62 Market Constraints and Opportunities

There are three mgor financia congraints to affordable housing: land costs, congtruction costs,
and financing. The City has a limited ability to influence these factors. There are few options
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available to reduce development costs. It may be assumed that the typica development cost
profile incdudes the following components:

Land Acquigtion - 30-35%

Condtruction materia and labor - 30-35%

Professonal costs- 20% - Architectura fees, development processing and permit fees
Developer’ s overhead and profit - 10%

2.621 Cost of Land

Constraints

The price of land varies depending on location, improvements and use. The cogt of land in San
Clemente is a prime condraint in providing affordable housing opportunity. San Clemente
contains a sgnificant amount of land with coastd views, a premium that adds to the cost of land.
In addition, location factors such as proximity to freeway access, public facilities, and intangible
factors such as image and qudlity of life contribute significantly to the demand and price of land.
The cogt of improving the land, grading and added infrastructure adso contributes to the fina

costs.

Residentia land prices contribute sgnificantly to the cost of new housing. San Clemente has a
consderable amount of land located in hilly topography. The added codts of grading required
as well as the additional engineering and improvement costs are greeter as opposed to leve

land. Costs associated with land have traditionaly contributed to around 30-35 percent of the
find sdes price. In Southern Cdifornia the price of land and its preparation sometimes may be
as high as 60 percent. In the padt, land cods in San Clemente were less expensive in
comparison to other Orange County cities. With fewer parcels left to develop in south Orange
County, however, and with infrastructure costs escaating, only those lots with the infrastructure
in place or accessible are likely to be built for low to moderate income families.

In 1997 and 2000 the City commissioned financia consultants to prepare areport of land sales
to provide vacant land vaudtions of the city. The most comprehensive report completed in
1997 separated the City into 3 sectors, 1) Coadtd, west of Intergtate-5, 2) Inland, east of
Interstate 5 to the first ridgeling, and 3) Inland, from the first ridgeline to the eastern City limits.
The average cost of vacant land in the Coagtd sector was $1.1 million an acre or $27.24 per
square foot. The average cogt in the 2 sector was $507,000 an acre or $11.46 per square
foot. The average cost in the eastern most area or 3" sector was $157,880 an acre or $3.62 a
square foot. The 2000 report included a sample of vacant land saleswest of Interstate 5. Land
sdes were comparablein price to the 1997 sdles prices. Although land sales were not surveyed
in 2000 in Tdega (sector 3), the company reports land prices to builders ranging from
$500,000 to $1 million an acre. The grestest variable in land prices gppears to be whether
there is an ocean view, how close the property is b the ocean, and the size of the lot.
Residentia lot sizes were much smdler in the Coastal sector (4,000 to 8,000 square feet) as
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compared to the custom home lots in Sector 2 (10,000 to 14,000 square feet). Sector 3
involves production housing on lots of approximately 6,000 square feet. The added value and
price of land in San Clemente has saverdy limited market-rate financed congtruction for low-
income households.

Mitigating Opportunities

Land prices are generaly determined in the market place. As such, the availability of non
congtrained developable acreage suitable for residentia development is higher in aress closer to
sgnificant employment centers and areas with sgnificant desrable attributes, i.e, coastd vs.
inland. San Clemente has substantia acreage that matches these attributes. Land pricing isaso
afactor of yield or return. Land costs are determined on "how much”, or yield of, development
that can occur upon a specific property. This yield is a product of the Generd Plan Dengty
which often determines housing product type, infrastructure or the amount of acreage needed
for public improvements, net devel opable acreage and generd market conditions.

Most developers and housing advocates immediately tie high densty designations to the ability
to provide affordable housng. However, the land costs are dso tied to dengty, typicdly in a
proportionate fashion: the higher the potentia yield of a property, the higher the vacant land
cost. While low dengity designations serve to keep the land cost as low as possible, the City’s
densty bonus ordinance could alow higher dengty development for affordable housing.

Find land prices are determined by how much (if any) entitlement is secured for the land. This
is important if the land is sold and currently undeveloped but has secured entitlement to build.
Price can be affected by knowing there are consderaions such as low income housing that
need to be included in the project. This may affect the project pro-forma and the sdling price
of the property may be adjusted to compensate for this. Other techniques may be used to
supply land at reduced prices. Theseinclude:

1. Eminent Domain/Friendly Condemnation
To assure an adequate supply of housing in dl income ranges, a city may choose to
acquire suitable property to assure this need is met. Property acquired through friendly
eminent domain proceedings is subject to fair market value but subgtantia tax benefits
may accrue to the owner of the parcd. Property is acquired by this method through
"“friendly" negatiations which usudly arive a an equitable digoogtion and the property
may be acquired at a below market price.

2. Land Banking
Land could be acquired or purchased by the City that may not be currently used for
housng but may be given entittement at a future date. This land could be resold with
entitlement to a non-profit developer a a reduced price to provide housing affordable to
lower income households. Land may be accepted as an in-lieu contribution for an
indudonary housing requirement. Land purchased or contributed for the purpose of
resdential congtruction must be suitable for the gppropriate density.
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3. Government/Public Land
Surplus property that is owned by the City or another public entity can be acquired to
provide potential housing opportunities for lower income households.  Surplus property is
then passed on to a developer a a negotiated reduced price in exchange for a
requirement for more housing affordable to target income groups.

2.622 Cost of Construction

Constraints

Construction costs for materials and labor have increased at a dightly higher pace than inflation
according to the Congtruction Industry Research Board. Labor costs have been reduced
somewhat with the increase of non-union labor; however, materiads and shipping costs have
increased. The City utilizes the Building Standards Association construction costs for “good”
congtruction to determine building vauations. 1n 2000, the following costs including labor, for good
wood frame, single family and multi-family construction were determined.

Table 2-27
Basic Construction Valuation for Residential Properties
San Clemente Building Division

2000
Building Area SmgIngmlIy Multl-fgmlly
Dwelling Dwelling
Cost/Sq. Ft.

Living Space

[Good Qudlity (wood frame)] $86.50 $76.60
Garage Cost/Sqg.Ft. (SF.) $22.70 $22.70
Carport Cost/Sq.Ft. (M.F.) -- $15.50

Using the above construction costs, the total cost for a 2,000 square-foot sngle-family dwelling
unit with a 400 square-foot garage would be $182,080.00. The tota cost for an 850 square-foot
two-bedroom apartment with a 350 square-foot carport would be $70,535.00.

Mitigating Opportunities

A reduction in amenities and qudity of building materids is a direct means of lowering
condruction costs. However, to prevent ‘Not In My Back Yard (NIMBY) attitudes and
oppostion often associated with affordable housing, City staff, developers, and the public drive
for projects that “fit in” with ther surrounding neighborhood. Costs of condruction in this
section refer to labor and materials. The typicd labor rate for construction workers depends
upon the level of skill associated with the job, whether it is union or not, and the availability of
congruction workers.  Opportunities exist for reduction of costs associated with construction.
Theseinclude, but are not limited to:
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1. Factory Built Housing/Manufactured Housing

Using new technology, manufactured homes may represent new shelter opportunities in the
low and moderate-income range. Some of the housing congtruction is conducted offste and
transported to the condruction ste. A fast growing dternative to onsite devel opment,
congtruction of flooring and framing is done in computer controlled factories and then
transported ongte for assembly. Estimates on cost reductions using these methodologies
may be as high as 30 percent. The City could encourage developers to take advantage of
these types of programs. The product is identica in gppearance to custom onsite stick- built
gangle family or multifamily product.

Resdentid manufactured home developments (RMHD) are resdentia developments that
have characterigics common to both multi-family and sngle-family neighborhoods.
RMHD’s are income producing properties as are multi-family complexes, but individua
detached manufactured homes in the development are owner occupied. Home owners
enter into a long-term lease with the partnership or corporation (which may be owned by
the tenants) which manages and maintains community infrastructure. While RMHD's are
typicaly pegged to area apartment rates, the lifestyle and dengity patterns are decidedly
sangle-family in nature,

2. Development Standards

Development standards, either modified or as part of adminitrative policies, sometimes add
extra cost because of additiona materias required and extra labor. A sgnificant reduction
of costs from a modification or waiver of the standards can be attained and passed on to the
savings of the unit for low-income housing.

3. Construction Management

Development of affordable and low cost housing is sometimes accomplished through specid
condruction management techniques, including design-build projects.  Companies that
gpecidize in low cost housing utilize these goecid management techniques to cut costs. For
low-income developments, these techniques can be required through affordable housing
agreements.

2.623 Financing

Financing is akey component of housing development. Financing can be broken down into two
key categories takeout (condtruction), and permanent (mortgage). Congtruction financing is
usudly short-term in nature and is used for acquisition and development of property. Mortgage
financing is the long-term financing of the project. This debt usudly buys out the congtruction
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financing and is serviced by income received from rents or sdes. If financing, elther takeout or
permanent, is not available for any of the reasons listed below, new congtruction will not occur.

Constraints

Recent developments in the banking and financing industry have had substantid impact on the
development of both multi- and single family housing. Severd recent events have had mgor
effects on the supply of money that has traditionally been used to finance affordable housing.

The 1986 Federd Tax Reform Act substantidly changed the rules for red edtate investment
with particular regard to multifamily congtruction. Recent legidation has reduced tax benefits
normaly associated with investment in multifamily devdopment.  This has had the effect of
reducing the amount of money available for multifamily construction.

The 1989 Federd Savings and Loan Act restructured and added new regulations to the Savings
and Loan/Thrift Banking Indtitutions. These changes limited (1) the amount of money that could
be lent to one borrower, and (2) mandated extra capitalization reserves for al savings and loans
asaratio to money lent. (This has had an impact on the ability to acquire money for acquisition
and development and for permanent financing.) Impacted the hardest were multifamily builders
and smal development (over 100 units) companies who usudly only used one or two lending
sources for their developments.

Availability and Use of Public Financing

Funds that are available through Federal, State, and Loca sources are referred to as public in
nature. These funds are usudly made available a below market (private) interest rates for
purposes of providing low-income housing opportunities. These funds are very redtricted in
their use. With the decrease in private market financing for multifamily development, the
demand for this financing has grown. Competition for these funds is high and avallability is not
adways consgen.

The additiona congtraint to using government financing are the redrictions of use and a high
adminigtrative burden that sometimes accompanies these funds. Many cities have chosen not to
compete for these funds as they do not have the adminisirative capability to manage them. San
Clemente has two sources of funding, 1) the Redevelopment Agency Low-Moderate Income
Housing Fund, and 2) the Developer’s In-lieu Fee. The RDA funds are from the property tax
increment and the In-lieu fee is paid by some developers with City gpprovd, to meet their
Inclusonary Housing requirement. The City aso provides technical assstance to non-profit
housing agencies to leverage these funds with other State and Federa funds.

Rates
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Although interest rates have dropped dramatically since the 1980's, they till have a substantia
impact on housing cogts, which is shared by renters, purchasers and developers. Interest rates
affect not only the number of people who can afford to purchase a home, but aso the ability of
developers to build new housing. The cost of acquiring land for development is closdly tied to
the available mortgage rates. Table 2-28 - “Orange and LA County Mortgage Rates’, below,
shows the mortgage rates offered by severd Southern Cdiforniafinancid inditutions, as of May
21, 2001

Table 2-28
Orange and LA County Mortgage Rates*
May 2000
I nstitution 30 year fixed 15 year fixed 1year ARM**

Home Finance of America 713% 6.63% 6.13%
American Internet Mortgage 7.13% 6.63% -
GreenPoint Mortgage 6.88% 6.38% --
CMG Mortgage, Inc. 6.63% 6.13% 6.00%
E-LOAN 6.50% 6.00% --

*Source: Y ahoo Finance and Investments — URL: http://biz.yahoo.com/b/r/mc_|.html May, 2001
** ARM=Adjusted Rate Mortgage

Table 2-29 “Money Rates’ beow contains the cost of funds by severa governmenta
sources, as of May 22, 2001.

Table 2-29
Money Rates*
May 2000
Money Rates
Prime Rate 7.00%
Federal Funds Rate 4.00%
30 Year Treasury Bond 6.98%

*Source: Money-rates.com, Inc. — URL: http://www.money -rates.com/

Mitigating Opportunities

Financing congraints may be overcome by severd financid tools available to creste more
affordable housing. These toals include mortgage revenue bonds, public financing, Community
Reinvesmernt Act, Redevel opment Set- Asde Funds and Community Development Block Grant
Funds. These financing sources are described below.

1. Mortgage Revenue Bonds

These are bonds sold by the City to create a pool of money for subsidized mortgages. The
bonds are serviced through a return rate on the mortgage or resold on the bond market.

The up-front codts of issuing bonds are prohibitively expensve for a smal issuing. To
reduce the "up-front" cost of the issuance of a Mortgage Revenue Bond that will cover only
asmdl amount of mortgages that a city may wish to offer, many cities have formed poolsin
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a cooperdtive effort to spread the up-front cost among severd cities or housing authorities.
Mortgage revenue bonds can be issued for multifamily or single family developments, but
multifamily bonds have become less in demand and more difficult to issue due to recent
changesin the tax code.

2. Public Financing

The State Housing and Community Development Agency, and HUD, offer congruction,
rehabilitation, and permanent financing as low as three percent to qualified applicants such
as housing authorities or private not-for-profit developers. These funds are competed for
based on participation of other funding sources and local need. A brief ligt of these
programsis listed below:

Federaly funded rehab and congtruction programs:

Section 202 Direct loans for elderly and handicapped housing.
Section 502 Rura home ownership assistance.

Section 515 Rurd renta housing assstance.

Section 17 Renta housing rehabilitation.

Section 317 Rehabilitation loans.

Housing and Community Development Act Block Grants.

HOME funds for acquisition, rehabilitation and new congiruction

State funded rehabilitation and congtruction programs:
Family Housng Demongration Program (HCD)

Home Mortgage Purchase Program (CHFA)

Predevel opment Loan Program (HCD)

Renta Housing Congtruction Program (HCD)

Rentd Housing Mortgage Loan Program (CHFA)

Sdf Help Housng (CHFA & HCD)

AB 665 (1982) Bonds - Renter occupied construction
Funds authorized by the Mark-Furon Residentid Rehabilitation Act and
SB 99 New construction

Cdifornia Energy Conservation Rehabilitation Program
Deferred Payment Rehabilitation Loan Fund (HCD)
Home Ownership Mortgage Bond Program (CHFA)
Home Ownership Assistance Program (HCD)
Matching Down Payment Program (CHFA)

Natura Disaster Assstance Program (HCD)

Non Profit Housing Program (CHFA)

Farmworker Housing Grant Program (HCD)
Mobilehome Park Assistance Program (HCD)
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State Legdization Impact Assstance Grant Program (HCD)
Stae/locd Multifamily Program (HCD)

Federa Emergency Shdter Grants Program (HCD)

Senior Citizen Shared Housing Program (HCD)

Thislist of financid assistance programsis not al-inclusive, and many programs may not have
funding availability at thistime. It isimportant that the City familiarize itself with the application
process and availability of these funds.

City Assisted Projects

The City has participated in a variety of affordable housing programs and projects, including the
following:

a Assisted private homeowners and non-profit agencies in pursuing Federal and State grants.

1. Provison of 15 RDA loansto Shorecliffs Mobilehome Park low income residents in order

to leverage State mobilehome park loans and grants -CHAP and MPROP.
2. Provison of a RDA loan to match a Federa Loan from the HOME Program to alow

the Mary Erickson Foundation to purchase three gpartment buildings for households

earning 50% or less than median income.

3. Provision of a RDA loan to match a Federal Loan to allow Laura' s House to build 6 units

of trangitional housing to graduates of their domestic violence program.

b. Pursued Federal loans for housing rehabilitation: the City has obtained over $600,000 in grants
from the CDBG and HOME programs for an “in-house” Home Rehabilitation Program for
both single and multi-family rehabilitation’s. Over $400,000 in matching funds from private

rental property owners have been combined with the public funds. This has increased the
number of properties rehabilitated in the lowest income neighborhoods.

c. Paticipated in the County Mortgage Credit Certificate Program for first time homebuyers.

This enables median income families to access financing for new and re-sde homes in San

Clemente and receive atax credit to provide more funds available for loan payments.

d. Provided RDA funds to non-profit agencies to set up Homeless Prevention Programs,

Emergency and Transitional Housing Programs.

e. Provided RDA funds to a non-profit agency to run a Shared Housing Program linking low

income people together to share housing costs.

f. Provided RDA funds to a non-profit agency to assist in the rehabilitation of their property
housing very low income families.

Other ways the City can participate in public financing include:
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Encourage the private and non-profit sector to apply for tax-credits for constructing new
affordable housing.

Encourage pension fund investment in housing development either directly or through the
secondary market.

Seek technical assistance from Federal, State and County Housing Departments to
become knowledgeable of new funding sources when they become available.

Provide technical assistance to for-profit builders and non-profit agencies on how to seek
public funding opportunitiesin order to increase below market rate housing .

Support legidation to diminate the State cap on tax-exempt mortgage bonds.

Request that the State Department of Housing and Community Development provide
cities with a computerized inventory of public housing funding opportunities.

Support creation of a State-sponsored source of credit enhancement for bond-financing
projects (e.g. letters of credit, mortgage insurance).

3. Community Reinvestment Act

The Community Reinvestment Act (CRA) of 1977 regulates community bank lending practicesin
lower income neighborhoods. A lender or insurer can not deny an applicant aloan solely based on
location, nor can a lender use different underwriting standards within a market area. Under the
CRA, banks must determine what the lending needs ae in the community and provide specia
credit-related information programs to resdents, in addition to providing loans to first-time
homebuyers and households on fixed incomes, and meet refinancing needs of existing owners. In
order to monitor lending practices, lenders are required to disclose the number, amount, and
location of mortgage and rehabilitation loans they have made or purchased.

4. Redevelopment Set-Aside Funds

Currently State law requires that 20 percent of tax increment returns be set aside for low- to
moderate-income housing. This is a good source of gap funding or equity postions the City
may wish to participate in with quaified low-income resdentid projects.

5. Community Development Block Grant Funds (CDBG)

The City of San Clemente uses Federaly entitled grant funds to support a wide range of
services and programs that benefit the community's lower and moderate-income households.
CDBG funds may be used for housing purposes in the acquisition of land using these funds and
in the funding of rehabilitation and preservation programs. Over the past seven years the City
has received over $800,000 in federd funds which has been leveraged with private funds to
rehabilitate over 100 privately owned single family and multi-family properties providing housing
to very low income households.
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6. In lieu Fees

The San Clemente Housing Program requires developers of 6 or more units to provide a
portion of their development as renta housing on-site, off-site, or through the payment of anin-
lieu fee. Many smdl to midsize developments have opted to pay an in-lieu fee over the past
sved yeas. The City dlows for this if there isn't land suitable on-gte to build multi-family
housing. Since 1996, $738,179 in fees has been paid. This s further described in Section 3,
table 3-1. These funds are used to assist non-profit agenciesto buy land or gpartment buildings
for the provison of long term affordable housing.

7. Summary of Constraints to Build Affordable Housing

Given the variety and complexity of affordability policies, program regulations and economic
redlities, most successful newly congtructed projects have been financed with a combination of
funds including State tax credits, federad funds, city redevelopment housing funds and in-lieu
fees, bond financing and private financing. As we enter the new millenium, the grestest housing
need, in the State as well as San Clemente, is for two, three, and four bedroom gpartment
projects affordable to families earning less than 50 percent of median income. These
gpartments are not being provided by for-profit developers unless a non-profit entity is a partner
and the developer is able to receive tax credits or other government financing.

During the 1980's, affordable housng was built for mixed income groups in San Clemente.

However, this approach did not result in any units for very low income families, as evidenced
with the three San Clemente apartment projects congtructed in the 1980’ s by the devel opers of
the Marblehead Inland and the Rancho San Clemente areas of the City. At the time the
goatment projects were condructed, the City’s affordability requirements only mandated
housing people earning 80%, 100%, and 120% of median income levels. Further, there were
no finandng vehides from the State to provide housing to people earning less than 50% of

median income or requiring a percentage of the new housing project to be for very low income
households. The primary Federd programs to house very low income households in the 1980's
were two project-based programs congtructing housing for seniors (202 Programs), and
families (826 Program), in addition to the provison of Section 8 housing vouchers. The project
based programs were not widdy used in Orange County like in the urban centers in the mid-
west and east coast. Section 8 vouchers are intended to be used in market rate housing, but are
only easily accepted when vacancy rates are high. Today, vacancy raes are a an dl time low
and it is nearly impossible for Section 8 holders to find housing in south Orange County. New
tax credit projects require the developer to accept Section 8 holders. When the new USA

Properties senior housing project and the Jamboree family project become congtructed this will

help the extremdy low and very low income households find gpartments locally.

The 1989 Housing Element revision remedied the lack of requirements for the very low income
households by changing the Inclusonary Housing Program to require 7.5% of dl new apartment
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projects with 10 units or more to provide housing to households earning 50% of median
income. Unfortunately, there have not been any new apartment complexes built with 10 or
more units Snce 1989. While there were gpproximately 200 sngle family units built a year in
the 1990's, the Inclusionary Program required 3.75% of the for-sde housing unitsto be built for
very low income households, on-dte, off-gte or the payment of an in-lieu fee. Since the City
had such a poor track record of keeping for-sde housing afordeble, the in-lieu fee was a
welcome dternative. Asdiscussed in detail in Chapter 3, the City used these funds to help non
profit agencies acquire gpartment complexes off-dte. The 2000 Housing Element revison
further defined the need for very low income housing as rentd housng and deeted the
inclusonary requirement to provide for-sde housing for the 50% - 120% of median income
households. A compromise between the 3.75% for-sade housing requirement for very low
income households and the 7.5% rentd housing requirement for very low income households
was made. The new inclusionary requirement alows for the developer of any project with 6 or
more units to provide 4% of the housing as rentd housing for very low income households by
providing it on-gte, off-dte, or through the payment of an in-lieu fee. Tdega will be the first
Ranch development to provide land and fees for a 186 unit family apartment project for
households earning between 40% and 60% of median income. Households with lower incomes
will be able to use a Section 8 certificate to reside at the property.

2.63 Environmental Constraints and Opportunities

San Clemente is located at the southwestern tip of Orange County aong the Pecific Coast. The
City is bounded geographicaly by the foothills of the Santa Ana Mountains to the north, the San
Mateo Creek to the east, the Pacific Ocean to the southwest, and San Juan Creek to the
northwest. San Clemente faces many environmenta condraints to the provison of housing.

The General Han identifies: naturd and biologica resources; topography; fire hazards, geologic,
saigmic, and soil hazards, and flooding, Tsunami, and marine hazards, adl as environmenta
resources found in San Clemente.  All of these environmenta condraints have the potentia to
limit the extent of land developed as wdll as the cost of development.

The mogt common naturd hazards in San Clemente include geologic, seismic, soils and fire
hazards. Landdides, and potentidly unstable dope areas are common within the City. Policies
require geologic studies prior to any discretionary  permit gpprovas of pertinent properties, in
order to provide developers with early warnings as to the conditions which may later affect the
permitting process as related to geologic, seismic and soil hazards.

Topography can be akey congraint to housing development, asiit renders significant acreage in
the city unable to be developed and contributes to land prices. The steegpest dopes in the City
tend to have more expensive housing, as condruction costs increase proportiondly with the
dope of theland. The higoric portion of town includes properties with more level building pads
surrounding coadtal canyons. Except for the development dong the coagta bluff, mogt of the
affordable housing in the City is contained within the historic section of San Clemente. There
are, however, some large vacant relatively flat pieces of land that are yet to be developed.

San Clemente
Housing Element 2000 69



These potentid affordable housing Sites are located in the Marblehead Coastal Devel opment
areq, Forger Ranch and Talega community.

San Clemente contains numerous areas of native habitat, some containing endangered or
sengtive species, as defined by the U.S. Department of Fish and Wildlife and the Cdifornia
Department of Fish and Game.  The development of a preservation plan acceptable to
respongible agencies would likely reduce costs and processing time for housing devel opments.

Climate factors such as drought conditions may constrain housing, both in construction and long
term availability. When water reservesin aregion drop and conservation becomes necessary as
mandated in various stage derts, congruction grading becomes a low priority and is sometimes
halted. This may push back scheduled congtruction and add additiona cogts to the provision of
housng. Long term avalability of water is dlocated on a sate and regiond levd and is
sometimes beyond the purview of local municipa governments.

Water consarvation efforts in developments that would significantly reduce water consumption
rates may be incdluded as an incentive for low cost housing for future housing developments.

The use of water saving appliances and increased xerophytic landscaping that are consistent and
compatible with the City's Landscape Standards should be encouraged with ties to incentives
for low-income housing production. Xerophytic landscaping may be subgtituted for norma

"lush" landscaping standard for low-income projects.

Water conservation would aso be encouraged by requiring he use of reclamed water for
grading purposes during congtruction periods or by providing incentives for developments if
water conservation fixtures and gppliances are utilized in new congruction.

Retrdfitting of exising housng units with water conserving appliances or fixtures should be
encouraged. During times of water aerts and shortages, retrofitting and the savings produced
may dlow resdentid development without a net increase in water consumption.

The Orange County Fire Authority (OCFA) is responsible for providing fire protection servicesto
San Clemente. Wild land fires are inevitable and are a part of the natural regeneration cycle of
the native California landscape. Developments which interface with lands designated as a fire
hazard zone are required to provide a fuel modification zone to serve as a protective buffer
between the development and the fire hazard zone. Continua maintenance of the fud
modification zone is required. The City aso requires fireproof roof materials and sprinkler
systems located inside al new developments.

The City complies with all State and Federa requirements for environmental review. These
environmental requirements may increase development costs, but through mitigation measures,
can be minimized while providing for environmental protection.
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2.7 Summary of Preservation of Assisted Housing

Chapter 1451, Statutes of 1989, and Chapter 889, Statutes of 1991 amended Section 65583 of the
Cdlifornia Housing Code requires local governments to revise their Housing Elements in order to
include the analysis and programs for the preservation of assisted housing developments. The
City Council adopted the Amendment for the Preservation of Assisted Housing as required by
July 1, 1992. The Preservation Amendment includes the following components:

1 Inventory of units at-risk of losing use restrictions
2. Cost analysis of preserving at-risk units vs. replacing them
3. Resources for preservation

a. Nonprofit entities capable of acquiring and managing at-risk projects

b. Potential preservation financing sources and estimates of available funds
4. Quantified Objectives:

a.  Number of at-risk projects/units to be preserved
5 Programs: Efforts to preserve units at-risk of losing use restrictions.

The origind Amendment of the Preservation of Asssted Housing is provided in the Appendix.
This section provides a summary of the key dements of the presarvation analyss and the
changes which have occurred since the adoption of the Amendment in 1992.

Background

In the 1960s, the federd government provided various incentives to private developers through
low-interest loans and rent subsdies administered by the Department of Housing and Urban
Development (HUD) and Farmers Home Adminigtration (FmHA). Owners who secured these
subsdies entered into contracts with HUD agreeing to build or operate multi-family renta
housing developments that reserved the units for lower income households as long as the
projects participated in the federa programs.

In addition to these and other Federd |oan programs, other financing sources and regulaory
mechanisms have subgdized or required affordable housng. The inventory of asssted units
includes those projects financed through multi-family revenue bond programs, redevelopment
programs, locad in-lieu fee or inclusionary programs, density bonus developments or other direct
governmental assistance such as Section 8, project based programs.

The low-income assisted housing projects impacted by the Preservation Act in San Clemente
during the ten year study period (1989-1999), were developed due to the City's Inclusonary
Housng Program. Multi-family bond issues were the primary source of funding to reduce the
cost of housing. Only one project in San Clemente, Casa de Seniors, was assisted by a Federa
Program, Section 202, Direct Loans for Elderly or Handicapped. However, this project is not
at risk during the ten year study period.

Changes to the | nventory of At-Risk Projects
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In 1992, there were atotal of 440 units at-risk of losing ther affordability during 1989-1999.
The properties were developed in accordance with the 1980 Inclusionary Housing Guiddines.
The guiddines required one-third of the unitsto be rented to households earning 80% of median
income, one-third of the units to be rented to households earning between 80-100% of median
income, and one-third to be rented to households earning between 100-120% of median
income. The requirements included the term of affordability to be 10 years. Because of San
Clement€' s souther-most location, rents have dways been low compared to other cities in
Orange County. However, dueto the high inflation rate of the early 1980’ s rents had doubled
from a median of $330 in 1980 to $710 per month in 1989. As inflatiion lowered, rents
stabilized. By 1992, the effects of the recession caused rents to drop to an average of $650 in
the center city. Due to market conditions and the higher income alowances of the 1980
Inclusonary Housing Program, market rents were actudly lower than the rents dlowed in the
Inclusionary Housing projects.

As of 1998 the five projects, which were regulated by the City, have fulfilled their inclusonary
requirements. This included, Marblehead-Lanesboro Apartment Project, Seacrest Apartments
and Whispering Winds Apartments, Casitas Apartments, and Vigta Pacifica (8 condominiums).
A totd of 432 gpartment units and 8 condominiums units are no longer regulated by the City of
San Clemente. However, since the property’s rents were dready less than or equd to the
Inclusionary regtrictions, the City had not redly lost any “affordable units’. It was determined
in the Presarvation Amendment that it would have cost the City approximately $36 million to
preserve the affordability through a government financing program. The City did not have the
adequate funds and the owners did not partake in any of the federa funding available through
the County of Orange. The primary intent of City Redevelopment Housing Funds and In-lieu
fees will be to subsdize non-profit developers to build new in-fill housng or acquire and
rehabilitate existing market rate housing. This will enable the non profit community deve opment
organizations to reduce rents and increase affordability for a minimum of 55 years for
households earning less than 50% of median income.
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Evaluation of the 1989 Housing Element

The third chapter consists of the evaluation of the 1989 Housing Element and the progress of its
proposed housing programs and housing ordinances. The evaluation assesses 23 policies and the
programs devel oped to implement them between 1989 and 2000.

The State uses the following three criteria and definitions as the basis for assessing compliance
with the law.

1. Effectiveness: A comparison of the actua results of the previous Housing Element with
respect to its gods, policies and programs is conducted.

2. Progress: An anadysis of the significant differences between the projected activities of the
previous element and the accomplishments to date is provided.

3. Appropriateness: A description of how the goas, policies, and programs of the revised
element incorporate the results of this evaluation is also presented.

An important component of revised housing elements is the evauation of the previous Housing
Elemert. It isimportant to determine if the needs have changed, if the policies are still important
and if the programs were implemented and were effective. The criteria for evauating the
Housing Element were considered and revisions to the 1989 Housing Element are reflected in the
new policies and programs listed in chapter 4.

3.1 Effectiveness

The goals and objectives in the 1989 Housing Element were appropriate to a community such as
San Clemente, which had a growing housing stock in relatively good condition and a base of
affordable housing. Two areas of concern were noted in the 1989 Housing Element: 1) the need
for advertising the City’s housing programs and 2) encourage the production of affordable
housing. The section on Progress describes the steps taken to address these concerns.

The 1989 Housing Element organized the policies and programs into five categories. construction,
rehabilitation, conservation, coastal, and administration. This assessment found the 1989 goals and
policies to be substantialy effective, and they formed the basis for the revised Housing Element.
The primary change to the policies was the development of a new policy section for Affordable
Housing.

3.12 Evaluation of Inclusionary Housing Program

In 1995, the City established the Housing Element Advisory Committee to evaluate the 1989
Housing Element to meet the State Housing Element update requirement for June 1996. Although
the deadline was postponed, the City evaluated the Housing Element between 1989 and 1995 and
the following conclusions were made.  The 1989 Housing Element addressed the need for
providing housing to households earning 50% - 120% of median income, however, because of the
recession of the early 1990's there was no new development of housing on Ranch properties
requiring Inclusionary Housing between 1989 and 1995. Inclusionary requirements had been met
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by Ranch development built between 1989 and 1994, with the construction of apartment projects
in Rancho San Clemente and Marblehead during the mid 1980's.

After reviewing the Inclusonary Housing Projects remaining in the program, two items were
noted: 1) the For-Sale Inclusionary Units were not successful in providing affordability for the
term desired (10 years), and 2) no housing had been provided for very low income households
earning up to 50% of median income through the Inclusionary Program between 1989 and 1995.

Only one project had been built selling housing with inclusionary income restrictions. In 1986, one-
hundred townhomes in Vista Pecifica were required to be sold to households earning between
80% and 120% of median income for a period of 10 years. Only 8 units remained in the project
for the term of affordability required. The problem resulted from the pricing formula producing
maximum alowable payments which were at market rate or higher than market rate. For-sale
units were not priced competitively with comparable market rate homes sold without resale
restrictions. Because of the clause providing for a 6 month duration of time to market and sell the
homes, al homes that were not sold during this time period were released from their obligations to
the Inclusionary Housing Program.

The Inclusionary Housing Rental Program was more successful. All of the inclusionary rental
units - 238 apartments, remained income and rent restricted according to the guidelines of the
program at the time of development. Unfortunately, the apartments were built before the 1989
Housing Element revisons were adopted, therefore, the apartment restrictions were limited to
80%, 100% and 120% of median income households. Due to the low inflation rate and low rental
rates in San Clemente, the inclusionary rental rate restrictions were higher than market rates. The
1989 Inclusionary Program identified this problem and restricted al new inclusionary rentd units to
provide housing for 50% and 80% of median income households. However, there have been no
new apartments built with 10 units or more since 1986, and therefore, no inclusionary apartment
units have been provided for households earning 50% of median income.

Because of the postponement of the 1996 Housing Element update, San Clemente’'s 1996 update
was not adopted. However, the review of the Inclusionary Housing Program led to the
implementation of an in-lieu fee program which has helped to address the very-low income
housing needs as development commenced with the improving economy in 1996. The Intlieu fee
isdiscussed in detail in Chapter 4.

Since 1996 development has surged in San Clemente with 346 units (identified in the table below)
required to provide in-lieu fees instead of providing inclusionary units on-site. The payment of in-
lieu fees of $738,179 was made by severd new projects constructed in Rancho San Clemente,
Forster Ranch and one project downtown, between 1996 through 2000. The following table
describes the development, the total number of units built between 1996 and 2000 requiring
inclusonary housing or the payment of fees, the total inclusionary requirement (15% d the tota
number of units, 3.75% for very-low income units), and the totd in-lieu payment made. The
inclusonary requirement provides for two options depending on whether the project is a for-sale
project or for-rent project, 1) 15% of the units are to be set aside for-sale or for-rent by
households earning between 50% and 120% of median income, the inclusionary units may be
provided on or off-gte depending on the project, or 2) the payment of an in-lieu fee or a
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combination of a donation of land and fees may be provided instead of building the affordable
dweling units. The in-lieu fees are earmarked for the development of rental housing for
households earning 50% or less than median income.  The following Ranch projects were alowed
to make an in-lieu fee payment based on 1% of the construction value of each home built due to
the unfeasibility of providing affordable units on-site. In the case of the one small, high density
project in the Pier Bowl, the land value of the project was too great to be economicaly feasible for
the developer to provide four of the units to be sold within the Inclusionary Program. It was
deemed more vduable to have in-lieu fees collected which would be help pay for new
construction of avery low income rental project downtown.

Table 3-1
Inclusionary Housing
Requirements and In-lieu Fees Collected

1996-2000
PROJECT Total Units | Total * Total Average
Constructed | Inclusionary Units | In-lieu Fees Payment/
Required/Total Collected Very-low
VeryLowl ncome incomed.u.
Hovnanian 43 712 $146,286 $73,143
Rancho S.C.
Plaza  Pacifica 162 24/6 $347,300 $57,883
Rancho S.C.
Watt/Rich.Amer.
Monarch/Alisal 56 8/2 $57,120 $28,560
Forster Ranch
Greystone 62 9/3 $123,730 $41,243
Naples—
ForsterRanch
VistaPac.Villas 23 41 $63,743 $63,743
Downtown
TOTAL 346 52/14 $738,179 $52,910

* Total Inclusionary units amounts to 15% of total constructed and 3.75% very-low income based on 1989
reguirements.

A tota of $670,000 out of the $738,179 collected have been used for two very low-income
family renta propertiesto date. The City Council acting as the Redevelopment Agency agreed
to loan $670,000 to the Mary Erickson Community Housing to purchase a four unit building a
143 W. Marquita and an 8 unit gpartment building at 150-152 W. Escaones. The buildings
are owned by a non-profit organization and will be affordable for the life of the project. The
god isto have 14 very-low income units subsidized by the $738,179 collected.

3.13 Evaluation of SCAG/RHNA Housing Needs 1989-2000
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As discussed above, new housing development which occurred in the Ranch Properties between
1989 and 1994 had met their Inclusonary Housing requirements with the development of
apartment complexes built in the 1980's. The following table identifies the housing units that were
constructed by income category, between 1989 and 2000, based on the SCAG/RHNA housing
needs projected in 1989.

Table 3-2
Evaluation of Regional Housing Needs Assessment
1989-2000
New
Income SCAG/RHNA | % of Housing Units | % of
Categories Projections Total By Income Total
% of Med.Income 1989-1994 1989-2000
Very Low 0-50% 502 15% 63* 6%
Low  51-80% 748 23% 616** 19%
Mod. 81-120% 725 22% 1,036*** 57.4%
Upper 120% + 1,262 40% AOf*** 23%
Total
Dwelling Units 3,237 100% 2,209 100%

*Conversion of existing apartment bldgs. to non-profit ownership (29 du), 15 Mobilehome
ownership conversion loans, 2 privately owned apt.bldgs. with 19 units. (Non-Profitsincl.

MECH, Laura sHouse, Henderson House)

** New Multi-family development reported by State DOF

*** New attached& detached single family development (less 23% for upper income)

**** New detached single family development for top 23% of wage earnersin SC

Due in part to the devaluation of housing brought on by the recession, Measure B, the Managed
Growth Ordinance N0.922, and other market constraints to building housing, the housing
projections made in 1989 were not met during the five year time frame established by SCAG, nor
over the last ten years. A total of 2,146 new dwelling units were built between 1989 and 2000 and
63 dwelling units were converted to affordable housing for households earning less than 50% of
median income. Severa assumptions were made as to how these units were distributed by income
category. Twenty-nine units in 7 properties were purchased by non-profit organizations for the
provison of below market housing for very low income families, 2 privatedly owned properties
with 19 units received substantia rehabilitation loans which will be forgiven in exchange for 10
years of affordability, and the RDA provided 15 loans to qudified homeowners to assst the
purchase of their property in the conversion of the Shorecliffs Mobilehome Park. No other very-
low income product was built. Housing for low income households was categorized as provided
by the multi-family in-fill development. Multi-family development downtown has traditionaly
housed low income families. The top 23% of San Clemente's households are categorized as
upper income as reported in the 1990 census, therefore 23% of new development was projected
to be occupied by upper income households. Moderate income makes up the mgority of the
population in San Clemente as represented by the balance remaining, 1,036 single family dwelling
units. This was calculated by taking the total of 2,209 units less the totas from the very low
income (63 units), low income (616 units) and upper income (494 d.u.). The distribution is an

San Clemente 76
Housing Element 2000



estimate based on historica development in the City and 1990 Census data, not actua income
survey’s of households.

3.2 Progress

In October, 1991, a Housing Coordinator was hired to develop and implement a housing strategy.
The adoption of the Housing Strategy in June, 1992 facilitated the implementation of the policies
established in the Housing Element and met the housing requirements of the Redevelopment

Agency.

The following steps were taken to implement the 1989 policies:

1. Adoption of the Housing Strategy

2. Adoption of the Amendment for the Preservation of Assisted Housing

3. Adoption of the Redevelopment Agency Five Year Implementation Plan

The Housing Strategy consists of three components:

1

Neighborhood Revitalization - Two new programs were implemented, the Neighborhood
Pride Program and Home Rehabilitation Program. The Neighborhood Pride Program consists
of public education, increased code enforcement and specia cleantup projects. The Home
Rehabilitation Program provides loans and grants from the Federa Community Devel opment
Block Grant and HOME programs to rehabilitate owner and renter occupied properties. City
staff administer the program.

Redevelopment Agency Affordable Housing Program - The program establishes the
priorities for the use of the RDA Low and Moderate Income Housing Funds. The highest
priority is to utilize funds to assst with non-profit organizations to acquire, rehabilitate or
construct new housing units for households earning 50% of median income or less. The
second priority is to implement neighborhood revitaization programs. The third priority isto
implement housing support programs

Inclusionary Housing Program - Enforces the program guidelines requiring al new
developments over 10 units to provide 15% of the units affordable to households earning
between 50% and 120% of median income, depending on the type of affordable units
provided. If rental units are provided then 15% of the total are to be affordable to households
earning 50% and 80% of median income in the new rental developments. If For-Sae housing
is provided, then a proportionate share of 15% of the housing is to be affordable to
households earning 50%, 80%, 100% and 120% of median income. Recommendations for
revision to this program are included in Chapter 4.

3.21 Accomplishments

1.

Neighborhood Pride Program - The program identified 3 target areas with over 1,700
properties which could benefit from a variety of city programs, code enforcement and clean
up. Direct mail, community meetings and public presentations of the program were utilized to
inform and educate the public of codes, housing and public safety programs. In addition, a
volunteer code enforcement program has been implemented, a street sweeping program has
begun, additiond street lighting has been added, small public works projects have been carried
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out, a number of clean-up events took place, and Neighborhood Pride/Neighborhood Watch
meetings have been held.

Home Rehabilitation Program - The Home Rehabilitation Program began in 1993 and has
completed 98 projects over 7 years. A tota of 67 apartment buildings and 31 owner occupied
properties have been rehabilitated. Properties are notified of the program through direct mail,
the City’s Web page, quarterly magazine, Neighborhood Pride Newdletter, flyers provided at
public locations, and word of mouth by the City’s Redtors and satisfied customers.

Housing Support Programs - The City supports non-profit housing programs with
Redevelopment Housing Funds to provide services to the special needs populations. Family
Assistance Ministries runs the Homeless Prevention Program, CSP Y outh Shelter operates a
shelter and counseling program for youth in need, Henderson House provides a transitiona

housing program for previoudy homeless single adults, and Laura's House, provides a
domestic violence shelter, a transitional housing program and walk-in counseling center for
women and children. A shared housing program had been operated by the South County

Seniors until 1999 when the County of Orange decided to discontinue funding the program due
to low productivity and inadequate funding. The City had been providing small grants over the
past seven years, however, it also concluded that productivity was decreasing each year and
that shared housing could be carried out on an individua basis through the case management
program.

Implementation of the Redevelopment Housing Strategy - In addition to the RDA’s
financial assistance of four housing support programs, and the payment of the salary of the
Housing Coordinator and contractural assistance from USE Community Services to the Home
Rehabilitation Program, the RDA has provided funds for five housing projects. The first

project assisted financing 15 loans to low-income mobilehome owners to purchase their lotsin
the Shorecliffs Mobilehome Park. Fifteen deferred loans (at $25,000 each with a 3% smple
interest rate) were provided to ensure that housing costs remained affordable to the
purchasers of the lots. Ownership of the lots will dlow for housing costs to be stabilized and
provide for the long-term affordability of the properties. The RDA loans are assumable for a
period of 15 years.

Four projects were financed with RDA and Inlieu developer’s fees to provide housing for
very low income families. These funds were leveraged with federal funds and private bank
loans. Three projects are owned by Mary Erickson Community Housing (MECH)and one by
Laura's House. The MECH projects included the provision of a $100,000, 0% deferred loan
and a $125,000 grant to asss in the acquisition and rehabilitation of an 8 unit family
apartment building on W. Canada. In addition, the provision of a $175,000, 0% loan for the
purchase of a four unit building on W. Marquita and the provision of $608,000, 0% deferred
loan for the purchase of a 8 unit apartment building on W. Escalones were granted by the
Redevelopment Agency. The W.Escalones project has severe health and safety problems and
will be torn down and re-built providing 7 large family units. New construction will be financed
with Federa, City and private loans and donations. Laura's House was granted a $400,000,
0% deferred loan to purchase a vacant mixed use site to build a combination office, day care
and trangitional residential project with six dwelling units to be built on the second story. Both
the W. Escalones and Laura' s House project are in the planning process for conditiona use
approva. The projects are expected to be constructed during 2001-02. All units are required
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to provide long term affordable housing for very low income families for the life of the
projects.

3.3 Appropriateness of Policies and Programs

The Housing Strategy programs were developed since the adoption of the 1989 Housing
Element. The programs have been successful a meeting the goals and policies of the Housing
Element. As presented in Chapter 4 some of the policies have been revised where redundancy
occurred or they were no longer considered needed. The main area of change was the addition
of affordable housing policies, and the levison of the Indusonary Housng Program. The
following table describes the implementation of

these policies.
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Table 3-3
1989 Housing Element

Evaluation of Policies and Implementation Programs

POLICIES FOR CONSTRUCTION

DESCRIPTION

IMPLEM ENTATION PROCESS 1989 —2000

Encourage exploration and evauation of
innovative construction techniques,
codes and materias that will facilitate
production of affordable housing.

Insure the quality of existing and
proposed residential areas and promote
a sense of community integrity
throughout the City.

Encourage the location of below market
rate housing to be distributed and to be
accessible to public transportation, shop-
ping, and employment.

Participate in Federa, State, and County
housing assistance programs.

Encourage the construction of afford-
able housing through a variety of
programs (including inclusionary
housing, density bonus, and other
program incentives).

Insure that the development of second
unitswill not negatively impact single
family residential aress.

Fecilitate and assist in the development
of potentid infill and redevelopment sites
for housing.

The City has adopted the 1997 Uniform Building Code. Building staff meet monthly to
discuss new techniques and attend training seminars regularly.

The City has adopted updated Specific Plans and design guidelines for Ranches. The
Genera Plan was adopted in May, 1993. An Urban Design Element was included. The
Mills Act was adopted which provides financia incentives for preservation of historic
properties.

The General Plan update addresses this policy under circuation and Land Use. The
Zoning Ordinance Ph.1 was updated and was approved in Feb.1996. Ranch Specific
Pansimplement this policy as well.

The City participated in the Federal Mortgage Credit Certificate Program (3 loans),
Section 8 Certificates and VVouchers (160 households), CDBG, and HOME programs.
Funds from the HOME program can be used for new construction, acquisition and
rehabilitation.

The City received payment of In-lieu fees from several market rate developments. Fees
were used by non-profit organizations to purchase existing apartments and land for
construction of below-market rate housing.

The City is consistent with State Law in alowing the construction of a"Granny Unit" on
any property with 3 garages if they can meet the lot standards.

Phase || of the Zoning Ordinance will address standards of development for existing
vacant infill lots. The City has adopted a5 year Redevelopment Plan and anticipates
most of the affordable housing to be built outside of the Redevelop. Area due to the

80




limited vacant lots.

POLICIESFOR REHABILITATION

DESCRIPTION

IMPLEMENTATION PROCESS 1989-2000

Continue to promote rehabilitation of
substandard and deteriorating units.

Encourage the modification of existing
units to meet the needs of elderly and
physically disabled households.

The City has taken over the administration of the Housing Rehab. Program from the County. A
total of 31 owner occupied unitsand 67 rental properties have been rehabilitated by the City since
1990. In addition, through the implementation of the Neighborhood Pride Program identification
and repairs of deteriorated units are carried out through the Code Enforcement Program.

The City is consistent with the Federal Law under the American Disability Act. New construction
requires conpliance with the ADA law.

POLICIES FOR CONSERVATION

DESCRIPTION

IMPLEMENTATION PROCESS 1989-2000

81

10

1

13

14

Preserve existing mobile home parks within
the City to take advantage of the potential
of mobile homes as |ower priced housing
market options.

Closely monitor the condition of San
Clemente's housing stock for early
detection of deterioration.

Ensure an adequate level of commu nity
facilities and municipal servicesin all
community aress.

Promote the continued affordability of low
and moderate housing to condominiums
when vacancy rates are low to insure
adequate supply of low and moderate
income housing.

Discourage the conversion of existing
apartment units to condominiums when
vacancy rates are low to insure supply of
low and moderate income housing.

The City Redevelopment Agency provided 15 loans to very low and low income senior
households to purchase their lots in the Shorecliffs M obile Home Park.

With the administration of the Home Rehabilitation Program by the City, the condition of the
housing stock is monitored on an annual basis. Deteriorated properties are identified and owners
are notified of the programs available to them.

General Plan makes these issues a priority, the Parks and Recreation Master Plans identifies sites
and services, Community Development works with OCTA on transportation needs.

The City's Condominium Ordinance limits conversion of apartments when vacancy rates are below
10%

The City's Condominium Ordinance limits conversion of apartments when vacancy rates are below
10%.




15

Preserve affordable housing in the coastal
zone.

The City complies with the State Coastal Zonelaw. The CDBG target areaisin the coastal zone.
The majority of housing rehab. loans arein thisarea. Rental properties have regulatory
agreements regul ating the rents to keep properties affordable.

POLICIESFOR ADMINISTRATION

DESCRIPTION

IMPLEMENTATION PROCESS 1989-2000

16

17

18

19

21

23

Implement and review the Housing Element
to provide for the planning, development
and maintenance of housing activities.

Ensure public participation occurs
throughout the Housing Element planning
and implementing activities.

Explore the designation of asingle entity for
Housing Element planning and implement-
ing responsibilities.

Maintain theimage of San Clementeasa
Spanish Village by the Sea.

Promote fair housing practices throughout
San Clemente.

Encourage compliance with Federal and
State laws requiring compensation and
relocation assistance to households who
are displaced.

Inform the public about housing programs
availablein the City.

Encourage the transition of personsfrom
homel essness to permanent housing.

The City has hired a Housing Coordinator to implement the housing policies and develop housing
programs to meet the goal s of the Housing Element.

Public review of all funds spent on housing programsis carried out at the annual City Council
Public Hearing for CDBG funds and at other Council Meetings. Public discussion of housing
programsis held at monthly Human Affairs Forums and Neighborhood Watch/Pride meetings.

The City has hired a Housing Coordinator to implement the housing policies.

Thisisapolicy in the Land Use Element and Urban Design Element of the General Plan.

The City complies with the State and Federal Laws. The City provides free mediation services to
settle disputes through CSP, Inc.. The Housing Coordinator has sent all apartment ownerswith 10
unit buildings or more asunmary of the ADA law asit relatesto rental property owners.

The City complies with State and Federal laws and has specifically caried out relocation as
required by the acquisition of the W. Canada Apt. building by Mary Erickson Community
Housing.

Information has been distributed through the City’ s Web site, Municipal Report, Neighborhood
Pride Newdletters, Neighborhood Watch meetings and Monthly Human Affairs Forums.

The City hasfunded Family Assistance Ministries, Henderson House, Laura’ s House, Toby’s
House and the Shared Housing Program. Through downpayment assistance to Non-Profit
Organizations, the conversion of dilapidated apartment buildings to house very low income
househol ds (35% -50% of median income); homel essness will be lessened.
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Goals, Policies and Programs

4.1 Introduction

This chapter presents the godss, policies and programs of the Housing Element. The Strategy is
to present a baanced and diverse array of policies and programs to meet the goas set by the
Housng Element. The policies cover five areas of concern: Congruction, Rehabilitation,

Conservation, Adminigtration and Affordable Housng.

4.2 State Housing Goals

Gods give long range generd guidance to the City’s Housing Program. The Cdifornia State
Legidaure established the housing gods as part of the State Housing Law for Housing Elements
in Article 10.6, Section 65580 of the Government Code. The following State goas guided the
development of the City’s housing gods.

1.

The avallability of housng is of vitd Saewide importance, and the early attainment of
decent housing and a suitable living environment for every Cdifornian, incduding farm
workers, isa priority of the highest order.

The early attainment of this god requires the cooperative participation of government and
the private sector in an effort to expand housing opportunities and accommodate the
housing needs of Cdifornians of dl economic levels.

The provison of housing affordable to low and moderate income households requires the
cooperation of dl levels of government.

Locd and date governments have a responghility to use the powers vested in them to
facilitate the improvement and development of housing to make adequate provison for the
housing needs of al economic segments of the community.

The legislature recognizes that carrying out this responsibility, each loca government aso
has the respongibility to consider economic, environmenta, and fisca factors and community
gods st forth in the general plan and to cooperate with other local governments and the
State in addressing regiond housing needs.

4.3 City of San Clemente Housing Goals

The following four City housing goas were included in the 1989 Housing Element and updated in
the 1996 review and presented for adoption in 2000:
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To provide opportunities for a decent home in a hedthy living environment for al households
in the City of San Clemente as stated in the National Housing Acts and by the California State
Legidature.

To insure that residential land uses properly relate to other land uses to form a functionaly
integrated and economically balanced community.

To insure an overal high degree of residentia quality, maintenance, and rehabilitation, where
needed, throughout the community.

To provide a supply of housing that offers a variety of housing opportunities, including for-sale
and rental units, to accommodate a diverse population and all economic segments.

4.4 Policies

In order to trandate gods, which are general and long term, into more specific guidance, a
series of policies from the existing Housing Element were reviewed and revised. In addition,
new policies were developed to provide more guidance for the affordable housing program.
The policies are grouped into five sub-sets condruction, rehabilitation, conservation,
adminigration and affordable housng. Following the lig of policies, a section on the
implementation of the godls and policiesis provided under program implementation.

4.41 Policies for Construction

1 Encourage exploration and evauation of innovative congruction techniques and design
Sandards, codes and materids that will facilitate production of affordable housing.

2. Ensure the qudity of existing and proposed residentid areas and promote a sense of
community integrity throughout the City.

3. Encourage the location of below market rate housing to be digtributed throughout the
city and to be accessible to public trangportation, shopping, and employment.

4, Participate in Federd, State, and County housing assstance programs.

5. Encourage the condruction of affordable housng through a variety of programs
(indluding a nortprofit grant and loan program, inclusonary housing, density bonus, and
other program incentives).

6. Allow for the development of second units in a manner that will not negatively impact
sgngle family resdentid areas and yet provide affordable units for seniors or their
caretakers.

7. Facilitate and assist in the development of potentid infill and redevelopment gSites for
housing.
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4.42 Policies for Rehabilitation

8.

10.

Continue to promote the rehabilitation of substandard and deteriorating housing units.
Deveop new financing opportunities for the rehabilitation of deteriorating units housing
low income households.

Encourage the development and modification of resdentia units which are accessble to
elderly and physicdly disabled persons.

Closdly monitor the condition of San Clemente's housing stock for early detection of
deterioration.

4.43 Policies for Conservation

11.

12.

13.

Preserve affordable housing in the coastdl zone.

Preserve existing mobile home parks zoned for resdentid use to teke advantage of the
potentia of mobile homes as lower priced housing market options.

Discourage the conversion of exiging gpartment units to condominiums when vacancy
rates are low to insure supply of low and moderate income housing.

4.44 Policies for Administration

14.  Continue the implementation of the Housing Program to provide for the planning, devel-
opment and maintenance of housing activities.

15. Ensure public participation occurs throughout the Housing Element planning and imple-
menting activities.

16. Promote fair housing practices and work with the Fair Housing Council to assure the
right of al people to freely choose where they want and can afford to live.

17. Encourage compliance with Federa and State laws requiring compensation and
rel ocation assistance to households who are displaced.

18. Inform the public about housing programs available in the City.

19. Encourage the trangtion of persons from home essness to permanent housing.

20. Encourage the development and improvement of housing support services so they may
better reach the specia needs populations.
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21.

22.

23.

Encourage the provison of recreation facilities and/or open space within multi-family
developments.

Encourage the provison of congregate housing and assisted living facilities for specid
needs populations.

Encourage the establishment of neighborhood associations and professiona property
management of samdler gpartment complexes.

4.45 Policies for Affordable Housing *

24,

25.

26.

27.

28.

29.

30.

31

Support innovative public, private and/or non-profit efforts in the development and
financing of affordable housing, particularly for households earning less than 50% of
median income, the ederly, large families, the physicaly impaired, and sngle parent
households.

Encourage the expanson of the affordable housing stock through congtruction,
acquisition and conversion of existing properties for very low income and specid needs
households to meet unmet housing needsin the city.

Support the converson and rehabilitation of dilapidated and high vacancy apartments
and motels suitable for below market rate housing.

Support affordable housing projects with available city, state and federal housing funds
which dlows for the payment of rent to be equivalent to 30% of household income for
households earning less than 50% of median income whenever feasible.

Assg the continued affordability of Inclusonary and publicly funded housing units a-
risk of losng therr redtrictive housing requirements when feasible and prudent. Support
the provision of financid incentives to develop and/or preserve affordable housing.

Support the acquigtion, renovation, and ownership of below market rate housing by
non-profit agencies.

Promote the requirement of affordability for publicly funded housing projects to be for
the longest feasible time.

Ensure that inclusonary units and properties receiving In-Lieu Housng Funds mest their
project's rent and income requirements through annua program monitoring.

! Affordable Housing refers to government subsidized or assisted (through incentives) below market rate
housing regulated by arental agreement for very-low income households earning 50% (60% tax credit limit)
or less than median income where housing costs are no greater than 30% of household income according to
government regul ations.
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32. Complete a periodic review of development and other city fees to determine which fees
could be deferred, reduced or supplemented with Housing Funds to reduce cogts for
development of new housing and/or the provison of non-profit housing for households
earning below 50% of median income.

4.5 Program Implementation

This section describes the policies and related programs which will implement the policies.
Each policy may have ane or more programs related to its implementation. Some of the
programs are undertaken by City staff and some are administered by the County of Orange.
The policies identify the program action, responsble agency, financing, and schedule,
detailing the progress toward implementation .

4.51 Construction Programs

Poalicy 1
Encourage exploration and evauation of innovative condruction techniques and design
sandards, codes and materids that will facilitate production of affordable housing.

Program Action Invesigate new housing techniques, including courtyard housing,
Single Room Occupancy (SRO) and other techniques and design standards, examine
the feasibility of amending City codes to accommodate new construction methods.
Responsible Agency:  Community Development Department/Building Divison
Fnancing: City Generd Fund, Redevelopment Agency Low-Mod Housing Fund
Schedule:  Bi-monthly Building staff training of new products and code interpretetions,
every three years Bldg. Code update, 2001 next update

Policy 2
Ensure the qudity of existing and proposed residentia areas and promote a sense of community
integrity throughout the City.

Program Action Review, upgrade, and maintain City codes, ordinances, regulaions
and development standards. Ongoing implementation of Genera Plan.

Responsible Agency:  Community Development Department

Fnancing: City Generd Fund

Schedule: Annua review and modification as necessary. Revison to Generd Plan to
begin 2001-02.

Policy 3
Encourage the location of below market rate housing to be distributed throughout the city and to
be accessible to public transportation, shopping, and employment.

Program Action:  Continued implementation of Genera Plan and Zoning Ordinance
Update Phase Il. The Redevdopment Agency Housng Strategy cdls for the
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acquidition and converson of gpatments and motels to affordable housng when
feasble.

Responsble Agency: Community Development Department

Fnancing: City Generd Fund, Redevelopment Agency Low-Mod Housing Fund
Schedule: Annud review of feaghility of acquidition and rehabilitation, quarterly review
of propertiesfor sale, or more frequently as opportunities become available.

Policy 4
Participate in Federd, State, and County housing assistance programs.

Program Action Apply annudly for Federd CDBG, HOME, MCC and other
programs which become available and are feasible. Attend regular quarterly meetings of
the Orange County Housing Authority to maintain a working knowledge of Section 8
funds and other OCHA programs. Maintain up-to-datefileson al Federd, County
and State Housing Programs and funding notices.

Responsible Agency:  Community Development Department

Hnancing: As developed

Schedule: Annua applications are made to funding sources when applicable.

Policy 5
Encourage the congruction of affordable housng through a variety of programs (including
inclusonary housing, density bonus, and other program incentives).

Program Action:

a) Inclusonary Housing Program (see Program Requirements)- This program requires
developers of ten or more units to provide affordable housing ether through the
congruction of apartments or the payment of an in-lieu fee. The establishment of a

housing trust fund is necessary to gppropriately collect and distribute funds.

b) Tax Credit Programs - City staff should be knowledgedble of the Tax Credit
financing programs and work with non-profit and for profit developers to provide
City support both financidly and as atechnica resource whenever possible.

c) Dendty Bonus Programs - Offer density bonuses or other incentives of equivalent
financid vaue to developers who provide affordable housing as required by the
Cdifornia Government Code 65913, 4 & 5.

d) Mixed Use Zoning - The Generd Pan identifies areas where mixed use
development isadlowed. The Zoning Ordinance provides the sandards for this land
use. The utilization of Hoor Area Ratios (FARs) will dlow for smdler, more
affordable units.

Responsible Agency:  Planning Division

FHnancing:  City Genera Fund, Federal Tax Credits, separate Housing Fund for In-lieu

Fees, Developer financed.

Schedule:  Every new housing project of 6 units or more is evauated for Inclusonary

Housing requirements when submitted for entitlements. City initiated projects with nor+
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profit organizations are developed bi-annudly. Firgt year planning and design, second
year congruction or rehabilitation.

Policy 6
Allow for the development of second units in a manner that will not negatively impact sngle
family residentia areas and yet provide affordable units for seniors or their caretakers.

Program Action Enforce Resolution Number 88-38 regulaing the development of
second units in areas zoned for angle family resdentid areas. The State revised the law
to ensure that cities require only one parking space per “granny unit”.

Responsble Agency:  Planning Divison

Fnancing: Generd Fund

Schedule:  Projects that are submitted are evaluated as they are received.

Policy 7
Fadilitate and asss in the development of potentid infill and redevelopment sites for housing.

Program Action:

a) |dentify areas with redevelopment potentid, including areas of blight.

b) Continue the implementation of the RDA Five Year Implementation Plan in regards
to the use of the RDA Housing Set-Aside Funds.

c) Continue the identification of possble housing Stes or properties to acquire,
rehabilitate or convert to affordable housing.

d) Continue to update and identify vacant lots for housing development downtown
and the RDA Project Area.

Responsible Agency:  Community Development Department

Fnandng: Redevelopment Agency Low-Mod Housing Fund, Federal, State funds

Schedule: Annua review of RDA budget is carried out, analyss of Stes and potentid

projects are undertaken . New projects are started bi-annudly.

4.52 Rehabilitation Programs

Policy 8
Continue to promote the rehabilitation of substandard and deteriorating housing units. Develop
new financing opportunities for the rehabilitation of deteriorating units housing low income
households.
Program Action: Apply for Federd CDBG and HOME grants on an annua basis to
continue the City’s Home Rehailitation Program.  Provide for aminimum of 10 loans
or grants a year. Investigate new financing opportunities to increase the number of
rehabilitation projects.
Responsible Agency:  Flanning Divison
Hnancdng: CDBG and HOME grants, private bank financing, property tax rdief for
Mills Act properties
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Schedulee . The Housng Rehabilitation Program is funded annudly by HUD.
Applications are accepted year round.

Policy 9
Encourage the development and modification of resdentid units which are accessble to ederly
and physically disabled persons.

Program Action Include in the marketing of the Home Rehabilitation Program the
availability of funds for disabled access upgrades.

Responsible Agency:  Community Development Department

Fnancing: CDBG and HOME loans and grants

Schedule  The Home Rehabilitation Program makes grants and loans available year
round to qudified low income residents.

Policy 10
Closdly monitor the condition of San Clementes housng stock for early detection of
deterioration.

Program Action  Both Planning and Code Enforcement monitor the housng stock
through weekly drive-by’s by the Code Enforcement Volunteer Program and annua
inspections by the Housing Program saff .

Responsible Agency: Community Development Dept., Code Enforcement

Hnancng: Generd Fund, RDA Low-Mod Housng Fund

Schedule The Code Enforcement Volunteer Program makes weekly inspections of
neighborhoods for visble housing deterioration and enforcement of codes. Three Staff
code enforcement officers handle cases that don’t comply voluntarily.

4.53 Conservation Programs

Policy 11
Preserve affordable housing in the coastd zone.

Program Action Applicable projects in the Coastal Zone shal provide Below Market
Rate Rentd Units by participating in the Coastd Affordable Housing Program. The
intent of this program is to comply with Section 65590 of the Cdifornia Government
Code.

Responsble Agency: Planning Divison

Fnancing: Private Developer Financing

Schedule: As long as funds are available, the Home Rehabilitation Program provides
loans and grants on an anua basis to private property owners in exchange for the
rental units to be rented to low and moderate income households a& HUD rent
gandards. The mgority of low income rentas are in the Coastal Zone. The Planning
Divison and Housing Coordinator monitor dl new development in the Coastd Zone.
Surveys are sent to households when possible demoalition of 3 or more unitsis proposed
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to determine if any of the households are low-income. The property owner must
replace dwelling units as required by the Coastal Zone Law.

Policy 12
Preserve existing mobile home parks zoned for residentid use to take advantage of the potentia
of mobile homes as lower priced housing market options.

Program Action  Facilitate the assumption of RDA loans in the Shorediffs
Mobilehome Park to low income households as properties are sold or transferred by
origina property owners.  Assg in the converson of mobilehome parks to tenant
ownership through the participation in State CHAP and MPROP Programs as
appropriate.

Responsble Agency: Community Development Department

FHnancing: State CHAP, MPROP Programs

Schedule:  The City participated in the conversion of Shorecliffs Mobilehome Park in
1994. There are two other mobile home parks in the City. One has the potentid for
low-income housing and possible conversion to property ownership. The City does not
initicte the conversons, but is willing to be a patner with the State and asss in
providing loans if needed. The City provides home rehabilitation grants and loans to
qualified mobilehome owners on an annud basis.

Policy 13
Discourage the conversion of existing gpartment units to condominiums when vacancy raes are
low to insure supply of low and moderate income housing.

Program Action:  Continue to administer the condominium ordinance, Section 35-30.
Process an annud certification of vacancy rates through the Planning Commission.
Responsible Agency: Planning Divison

Financng: Generd Fund

Schedule The City certifies the vacancy rate on an anud basis. When the vacancy
rate isless than 10%, aformulalimiting the number of gpartment conversonsis initiated.

454 Administration

Policy 14
Continue the implementation of the Housing Program to provide for the planning, development
and maintenance of housing activities.

Program Action: Continue the Housing Program within the Planning Division, including
the adminidration of the Home Rehabilitation Program and implementation of the
Housing Strategy with RDA Low-Mod Housing Funds.

Responsible Agency: Community Development Department

Hnancing: Redevel opment Agency Low-Mod Housing Fund

Schedule  The Housing Coordinator shdl implement dl new housing, indusionary
housing and neighborhood preservation programs on a continuous bas's.
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Policy 15
Ensure public participation occurs throughout the Housing Element planning and implementing
activities.

Program Action Review and evauate the Housing Element a least once every five
yearsor sooner if addendum’s are required by the State. Recommend the appointment
of aHousing Advisory Committee to participate in the update of the Housing Element.
Continue public participation to acquaint resdents with the policies and programsin the
Housng Element through participation in a speskers bureau and attendance at
community meetings such as Neighborhood Watch/Neighborhood Pride Meetings.
Responsible Agency:  Community Development Department

Hnancng: City Generd Fund, Redevelopment Agency Low-Mod Housing Fund
Schedule.  Receive City Council gpprova to inditute a Housng Element Committee
one year prior to adoption of submittd. Committee will include a least one Council
member, Planning Commissioner, Human Affairs Committee Member, and 2 members
of the public. Other informationad housing mesetings are held at least once ayear for the
development of CDBG projects. These are advertised in the locd paper and direct
mail noticing meetings is sent to effected property ownersin the Target Neighborhoods.
A Housing Forum is held ance a year sponsored by the Human Affairs Committee to
discuss homedess and affordable housing needs. The Housing Coordinator attends
Neighborhood Pride/Neighborhood Watch mesetings severa times a year to discuss the
Housing Program and receive input on needs and new projects.

Policy 16
Promote fair housing practices and work with the Fair Housing Council to assure the right of al
people to fredy choose where they want and can afford to live.

Program Action:  Cooperate with the Orange County Fair Housing Council. Attend
workshops provided by the Council and the County of Orange.

Responsible Agency:  Community Development Department

Fnancing: The CDBG Program finances the Fair Housing Council.

Schedule: The Housing Coordinator attends quarterly meetings with the Orange County
Housing Authority Cities Advisory Board ensures updates on fair housing information
and other County Housing Authority programs and practices.

Policy 17
Encourage compliance with Federd and State laws requiring compensation and relocation
assistance to households who are displaced.

Program Action Apply conditions to applicable projects approved by the City to
require compliance with state and federd laws requiring compensation and relocation
assistance to displaced persons.
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Responsble Agency: Community Development Department

FHnancing: Developer Fees for private developments, Redevelopment Low-Mod
Housing Fund

Schedule: The Housing Coordinator monitors al new acquisition and rehabilitation
projects for compliance with the laws as they are developed - typicaly bi-annudly.

Policy 18
Inform the public about housing programs available in the City.

Program Action Make flyers, brochures and newdetters available to the public at the
Community Development Department, City Hal and Community Center. Advertise
programs in the City’s newdetters as gppropriate. Direct mail letters to target aress
about specific programs when they become available.

Responsible Agency: Community Development Department

Hnancing City General Fund, Redevel opment Low-Mod Housing Fund

Schedule. Marketing of programs and digtribution of information is continuous through
vaious means. Housng Progran materids are avaldble a the Community
Deveopment Office, City Hal and the Library. The Human Affairs Forum meets 5
times a year and is advertised in the loca paper and on Cable, and on the City’s Web
gte. The Housing Coordinator meets with community groups severd times a year to
discuss projects and programs.

Policy 19
Encourage the trangition of persons from homelessness to permanent housing.

Program Action. Work with Norprofit organizations to understand loca and regiond
homeless issues and assst in developing and funding programs for the homeless.
Responsible Agency:  Community Development Department

Fnancing: Redevelopment Low-Mod Housing Fund, CDBG, OCHA Housing Support
Programs

Schedule. The Housing Coordinator attends bi-annud meetings with the County of
Orange Homedess Continuum of Care Consortium, quarterly meetings with the
Affordable Housng Consortium and severd times ayear with the Kennedy Commission
to discuss how to house people earning less than $10/hr. A mix of government
agencies, non-profit organizations and members of the public and other advocacy
groups attend these mestings to share information and discuss projectsin progress and
developing new projects.

Policy 20
Encourage the development and improvement of housing support services so they may better
reach the specid needs populations.
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Program Action  Work with Non-profit organizations to understand the needs of
specid populations and assist in developing and funding programs as appropriate.
Responsible Agency:  Community Development Department

Fnancing: Redevelopment Agency Low-Mod Housing Fund, CDBG, OCHA Housing
Support Programs.

Schedule. The San Clemente Human Affairs Committee meets monthly and has five
forums a year to discuss socid issues, needs and resources. Nonprofit agencies,
government officids, public school staff, and members of the public meet a the forums.
The City of San Clemente provides Generd Funds every year to gpproximately 15 non-
profit organizations to provide socid services for seniors, youth, disabled, the homeless,
victims of domedtic violence, gang prevention and other groups.

Policy 21
Encourage the provison of recregtion facilities and/or open space within multi-family
developments.

Program Action Review dl proposed projects to determine the cumulative impact on
community faclities and their compliance with City policies contained in the Generd

Pan, Zoning Ordinance, and the Growth Management Ordinance.

Responsible Agency: Flanning and Building Divisons

Fnancng: Generd Fund

Schedule: The Generd Plan and Zoning Ordinance set policies and standards for open
gpace. The Planning Staff reviews every residentid project when they are submitted to
ensure these standards are met.

Policy 22
Encourage the provison of congregate housng and asssted living facilities for specia needs
populations.

Program Action Assst developers of projects providing congregate care and assisted
living in processing their developments expeditioudy.

Responsible Agency: Planning Divison

Hnancing: Private Developer Financing

Schedule  Zoning standards provide for the placement of these facilities in San
Clemente. When projects are submitted Planning staff works with the developers to
encourage and facilitate their development. Two projects were submitted over the last
two years, both received Planning Commission approval.

Policy 23
Encourage the egtablishment of neighborhood associations and professiona  property
management of smaller gpartment complexes.
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Program Action: Work with Police Services, Neighborhood Watch Block Captainsto
provide them with information on neighborhood associations, grants and to develop
proposals for neighborhood improvements. Provide property owners with bi-lingud
tenant rules, leases and Neighborhood Pride brochures and newdetters to assst them
with their property management. Work with Property Management firms to better
understand neighborhood dynamics and police and code enforcement issues.
Responsble Agency: Community Development Department, Code Enforcement
FHnancing: Genera Fund, Redevelopment Low-Mod Housing Fund

Schedulee Provide information continuoudy a the Community Development
Department to al interested neighborhood groups. Meet with groups as requested by
Neighborhood Watch block captains, and individuals.

455 Affordable Housing Programs

Policy 24

Support innovative public, private and/or non-profit efforts in the development and financing of
affordable housing, particularly for households earning less than 50% of median income, the
ederly, large families, the physicadly impaired, and single parent households.

Program Action  Work with both private and nonprofit developers to facilitate the
development of new affordable housing by identifying financing sources, providing
financing or downpayment assstance when possble, and by providing technicd
assistance to developers regarding new and existing housing programs. Work with other
City divisons to ensure that there are no undue ddays during the processng and
construction of the project.

Responsible Agency:  Community Dev.-Housing , Building and Engineering Divisons
FHnancing: Private loans, Redevelopment Low-Mod Housing Fund, Federa HOME
funds, State Tax Credit financing

Schedule: Provide staff assistance as requested by developers and non-profit groups.
The Housing Coordinator meets severd times a year (as often as requested) with
developers to discuss project stes, financid feasbility and funding sources.  Four
affordable housing projects were gpproved in 2000, including one senior housng
project, one trangtional housing project, and two large family projects, dl regulated for
very low income households.

Policy 25

Encourage the expangon of the affordable housing stock through congtruction, acquisition and
converson of exiging properties for very low income and specid needs households to meet
unmet housing needsin the city.

Program Action: Work with non-profit organizations to identify properties to purchase,
rehabilitate or condruct new housing. Staff will assst with the analysis of properties,
arrange for gppraisals of selected properties, in addition to identifying financing sources.
Responsble Agency: Community Development —Housing
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Hnancng: Private loans, Redevelopment Low-Mod Housing Fund, Federd HOME
funds, State Tax Credit financing among other sources.

Schedule: The Housing Coordinator meets as requested, but a minimum once a year
with non-profit housing groups and other housing advocates to discuss housing needs,
potentia project stes, and funding sources.

Policy 26
Support the converson and rehabilitation of dilgpidated and high vacancy gpartments and
motels suitable for below market rate housing.

Program Action Work with property owners, managers and non-profit organizations
to identify properties suitable for below market rate housng. Assst with property
andysis, identify financing sources and provide technica assstance to ensure proposals
are complete.

Responsble Agency: Community Development -Housing , Planning Divison

Finencing: Private loans, Redevelopment Low-Mod Housing Fund, Federd HOME
funds, State Tax Credit financing among other sources.

Schedule: The Housing Coordinator meets as requested, but at minimum once a year
with property owners, manager, and nonprofit organizations to andyze properties and
discuss feasbility of projects.

Policy 27

Support affordable housing projects with available city, sate and federd housing funds which
dlows for the payment of rent to be equivaent to 30% of household income for households
earning less than 50% of median income whenever feasble.

Program Action Recommend financid assistance for non-profit developers providing
housing for the lowest income households. Work with County and State financing
sources to ensure that subsidies are provided equitably among cities.

Responsible Agency: Community Development —Housing

Hnancing: Private loans, Redevelopment Low-Mod Housing Fund, Federd HOME
funds, State Tax Credit financing among other sources.

Schedule:. The Housing Coordinator shall evauate submitted housing projects on an
as-needed basis and work with non-profit organizetions a& minimum bi-annudly to
develop aproject for households earning less than 50% of median income.

Policy 28

Assg the continued affordability of Inclusonary and publicly funded housing units at-risk of
losing their restrictive housing requirements when feasible and prudent. Support the provision of
financid incentives to develop and/or preserve affordable housing.

Program Action: Staff to review the projects a risk of losng ther affordability
restrictions on an annua basis. Conduct a cost andysisto determine whether adequate
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public funding is avalable and feasble to use for preservation of some or dl of the
dweling units.

Responsble Agency: Community Development -Housing

FHnancing. Private loans, Redevelopment Low-Mod Housing Fund, Federd HOME
funds, State Tax Credit financing among other sources.

Schedule. The Housing Coordinator shdl evauate a-risk projects on an as-needed
basis.

Policy 29
Support the acquisition, renovation, and ownership of below market rate housing by non-profit
agencies.

Program Action  Provide technicd assstance and recommendations for financia
assstance to non-profit organizations to acquire and renovate qudified properties to
provide below market rate housing.

Responsible Agency: Community Development —Housing

Fnancing: Private loans, Redevelopment Low-Mod Housing Fund, Federd HOME
funds, State Tax Credit financing among other sources.

Schedule: The Housing Coordinator shdl provide technicd assstance and evduate
submitted housing projects on an as-needed basis and work with a non-profit
organization & minimum bi-annualy to develop a project for households earning less
than 50% of median income.

Policy 30
Promote the requirement of affordability for publicly funded housing projects to be for the
longest feasble time.

Program Action  Affordability restrictions will be established for each financing source
and project undertaken with City funds to ensure affordability for the longest feasble
time. The City will ensurethat when State and Federd funds are used to leverage City
funds, that the affordability requirement with the longest feasible time will be adhered to.

Responsible Agency: Community Development —Housing

Hnancing: Redevelopment Low-Mod Housing Fund, Federd HOME funds, State Tax
Credit financing among other sources.

Schedule. The Housing Coordinator evauates dl projects requesting City housing
funds when submitted and will require through regulatory agreements, to remain
affordable for the longest feasble time.

Policy 31
Ensure that Inclusonary units and properties recelving In-Lieu Housng Funds meet their
project's rent and income requirements through annual program monitoring.
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Program Action Staff will require annua reporting of income and rent for dl publicly
funded housing projects the City participates in.

Responsble Agency: Community Development —Housing

Financing. Redevelopment Low-Mod Housing Fund

Schedule: Housing Program staff reviews regulated projects annually.

Policy 32

Complete a periodic review of development and other city fees to determine which fees could
be deferred, reduced or supplemented with Housing Funds to reduce cogts for development of
new housing and/or the provison of nonprofit housing for households earning below 50% of
median income.

Program Action: A periodic review of development and other city fees, such as utility
fees will be undertaken to determine whether any fees could be deferred, reduced or
supplemented with housing funds to lower housing cogts for households earning below
50% of median income.

Responsible Agency:  Community Development Dept./Planning Divison

Financing: Redevelopment Low-Mod Housing Fund

Schedule: The Planning Divison and Housing Coordinator reviews fees for Affordable
Housing Projects when submitted to determine whether fees can be waved or
supplemented with Housng Funds. Planning Divisonreview of al fees occurs every 2-
3years.

4.6 Program Priorities

Annudly the Redevelopment Agency (RDA Annuad Report) mests to review the Housing
Strategy and revise priorities as needed. The most recent Housing Strategy adopted the
following priorities based on the Redevelopment Agency Five Y ear Implementation Plan:

1. New Housing Resources Program - provides below market rate housing for al
households earning less than 50% of median income.

2. Neighborhood Revitalization Programs - Neighborhood Pride Program and
Housing Rehabilitation Program.

3. Housing Support Programs - Funding for Non-Profit Organizations - Shared
Housng Program, ESA Homeess Prevention Program and Lauras House, a
domestic violence shelter.

4.7 Program Descriptions

The City implements three programs directly within the Community Development
Department’ s Housing Program. These programs are:

1. Neighborhood Revitalization - esablishment of the Neghborhood Pride
Program providing: public education, enforcement, specid clean-up projects and
the Home Rehabiilitation Program.
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2. Redevelopment Agency (RDA), Affordable Housing Program - establishes
priorities for the Low and Moderate Income Housing Fund and funds acquistion,
congdruction and rehahilitation of affordable housing projects and housing support
programs.

3. Inclusionary Housing Program - requires al new housing developments building
6 or more units built as a single project, to provide 4% affordable housing units for
very-low income households, the payment of an in-lieu fee, donation of land or a
combination recommended by the Community Development Director.

4.71 Neighborhood Revitalization

Two programs are provided in this category, the Neighborhood Pride Program and the Home
Rehabilitation Program. The following descriptions of program requirements are provided.

4.712 Neighborhood Pride Program

In October, 1990, the City Council initiated the Neighborhood Pride Program in response to
resdent’s concerns over the deterioration and increese in crime in three targeted
neighborhoods. At the time, a pilot clean-up, education, and enforcement program was
established in a5 block areaincluding, W.Escaones, W. Canada and Del Poniente. In 1991,
the Neighborhood Pride Program was expanded to 52 streetsin three aress of town.
The program provides additional servicesto the 52 streetsin the target aress.
These sarvicesinclude:
a separae code enforcement officer enforcing housing and nuisance codes
public works projects, including: sdewalks, street reconstruction and additiond lighting,
funded by Federd and State grants and the City Generd Fund
bi-lingua tenant information and newdetters
newdetters sent to out- of-town property owners notifying them of services and projects
more frequent street sweeping (twice a month instead of once a month)
no-cost neighborhood clean-up projects
new ordinances enforcing shopping cart pick-up, trash can removal, and property
maintenance
joint Neighborhood Pride/Ne ghborhood Watch meetings

The primary qudification for additiona servicesisthat the property must be located on one of
the identified streets.

4.713 Home Rehabilitation Program

After the commencement of the Neighborhood Pride Program, the City actively developed
programs to improve the center city and two other high densty neighborhoods. The City
evauated the County’ s management of the Home Rehabiilitation Program and determined it was
not being effectively used by property ownersin the City. In 1991, the City Council agreed to
apply for CDBG and HOME funds in order for the City to take over the adminigtration of the
program from the County. The Home Rehabilitation Program began in 1993 with $178,000 in
grants from the Community Development Block Grant Program (CDBG) and HOME Program.
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Each year the City applies for funds to continue the program. It is projected that $150,000 in
grants will be alocated each year. Two programs have been implemented to rehabilitated both
owner occupied properties and renta propertiess.  The following description outlines the
program qudifications.

Home Rehabilitation Program Qualifications

Due to the limited funds, priority is given to properties in the CDBG (Center City) target area.
Priority is given to households with the lowest incomes and the greatest rehabilitation needs.
Properties outsde of the target area are provided funds, if they meet property vauation
guiddlines and household income qudifications. However, they are given alower priority unless
there are gnificant hedth and safety needs and the property owner has no ability to attain other
private loans.

Owner Occupied Program
Property Vauation - After rehabilitation, property values for an owner occupied property
can not exceed $237,000 when usng HOME funds. There is no vauation limit when using
CDBG funds.
Loan to Vaue Ratio should not exceed 90% of property vaue.
Combined gross income may not exceed 80% of median income as defined by HUD
Assets may not exceed $75,000 (excluding the property vaue of occupied property)
Rental Rehabilitation Program
- CDBG Funds - 51% of the rental units must be rented to households earning 80% or less
than median income. Rents must conform to HUD’s housing cost redtrictions - no more
than 30% of household income is to be paid for housing cogts, (based on 80% of median
income).
HOME Funds - depending on the portion of HOME funds used to rehabilitate the property,
the following restrictions gpply to HOME assgted units:
P 20% of the units must be rented to households earning 50% or less than
median income, and
P 80% of the units must be rented to households earning 60% of median
income
P Rents must correspond to the 30% housing cost guideline for the period of
the loan
Income and Assets of Rental Property owner are excluded

Types of Funds Available

Owner Occupied Properties
3% loan amortized over 15 years for households with the ability to make a payment
0% loan deferred until the property is sold
Available to households when aloan would increase their housing costs above 30% of
their income, or the property owner’sincome is below 50% of median income.
Grants of $3,000 or less are available for single family or mobilehome hedth and safety
repairs, when household income is 50% or |ess than median income.
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Rental Properties

- 3% loan amortized over 10 years (tenant income and rent must qudify)
50-50 Loan/Grant - Property owner pays 50% of repairs, City provides a matching loan.
Over a period of four years, the City writes down the loan 25% a year, as long as the
property is not sold during that time.

Eligible Repairs
Thefollowing list provides aligt of the most common rehabilitation work done.

Roof repairs and replacement, stucco and plagter, insulation, paint, eectricd, lighting, and
plumbing, flooring, garage doors, concrete work and diveways, wals and fencing, minor
landscaping and property clean+up.

4.72 Redevelopment Agency (RDA), Affordable Housing
Program

The Community Redevelopment Law requires redevelopment agencies to annudly set-aside
20% of their tax increment funds in a separate Low and Moderate Income Housing Fund to be
used to increase, improve, and preserve affordable housing in the community. AB 1290, the
Community Redevelopment Law Reform Act of 1993, required that the Agency must adopt an
Implementation Plan for ech project area. The City Council adopted the Redevel opment
Agency Five Year Implementation Plan on December 8, 1994. The Plan addresses how the
RDA will spend the funds and provide for replacement housing if necessary.

The Redevel opment Agency established the following three priorities:

1. New Housing Resources - the provison of below market rate housing for al households
earning less than 50% of median income.

2. Neghborhood Revitdization - continuation of the Neighborhood Pride and Home
Rehabilitation Programs

3. Housing Support Services- financiad support for non-profit programs housing specid needs
populations.

Each year the Redevelopment Agency reviews the Housing Strategy and updates the priorities
depending on the progress each year of the Housng Program. In order to fairly evauate the
feaghility of funding non-profit owned affordable housing projects, the following criteria were
adopted for evauating proposals.

Economic feashility of the project

Cost effectiveness of the project based on the rumber of units, affordability of the project

and amount of City subsidy

Type of project - ensuring that funds provide a balance of projects supported by the City to

meet the needs of different populations and the community

Ability of the project to meet the priorities of the Housing Strategy
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The progress in implementing each of these priorities was discussed in Chapter 3, Evauation of
the Housing Element, Progress and Accomplishments.

Redevelopment Agency Five Year Implementation Plan

In 1993 the State Assembly passed AB1290, the Community Redevelopment Law Reform Act
to assure that redevelopment plans are implemented in a manner that will diminate blight.
AB1290 requires that the Redevelopment Agency (RDA) must adopt an “Implementation Plan”
for each project area every five years.

The Implementation Plan mugt include the following:

1) A description of specific goas and objectives of the Agency within the project area.

2) ldentify specific programs, including potentia projects and estimated expenditures to be
made during the next five years.

3) Anexplanaion of how these programs, and expenditures will assst in the dleviation of
blight.

4) A description of the priorities within the Housing Program and an explanation and
projection how moniesin the low and moderate income Housing Fund will be spent over
the five year period.

RDA housing priorities have been described in the above section. The following table provides
a projection of the funds estimated to be available during the 2000-2005 planning period. The
table includes tax increment revenues and Developer Inlieu fees expected from the
development of Marblehead Coastal and Forster Ranch from 2000 — 2005.  These funds will
be used to work with Non-profit agencies to purchase land, build new housing, and acquire
properties for rehabilitation and converson to long-term

affordable housing.

San Clemente 102
Housing Element 2000



Table 4-1
San Clemente Redevelopment Agency Housing Budget

Housing Element 2000

2000-2005
Housing Programs 2000-01 2001-02 2002-03 2003-04 2004-05
Beginning Balance $818,260 $845,690 $868,340 $788,890 $503,340
Annual Deposits 201,680 205,000 207,000 209,000 $211,000
Trans from Dev. In-lieu fee 500,000 500,000 500,000 500,000 500,000
Total Revenues| 1,519,940 1,550,690 1,575,340 1,497,890 $1,214,340
Expenditures
New Housing
Loans/grants 500,000 500,000 600,000 800,000 600,000
Personnel/suppl 36,000 37,000 38,000 45,000 45,000
Contract Services 5,000 5,000 5,000 5,000 5,000
Neighborhood Revitalization
Personnel/suppl.
Contract Services 36,000 37,000 38,000 39,000 41,000
(Home Rehab.) 21,000 22,000 23,000 24,000 25,000
Housing Support Programs
Personnel 4,200 4,250 4,300 4,350 4,500
CSP Youth Shelter 5,000 6,000 6,000 7,000 7,000
Homeless Prevention 15,000 16,000 16,000 17,000 18,000
Henderson House 5,000 6,000 6000 7,000 7,000
Lifeskills Program 10,000 11,000 11,000 12,000 12,000
Interdep. Charges 35,000 36,000 37,000 38,000 39,000
Supplies 2,050 2,100 2,150 2,200 2,300
Total Expenditures 674,250 682,350 786,450 1,000,550 $805,800
Ending Balance $845,690 $868,340 $788,890 $503,340 $408,540
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Table 4-2
San Clemente Redevelopment Agency
Affordable Housing Program
Estimated Units Assisted with Housing Funds

1999-2004
HOUSING UNITS 1999-00 2000-01 2001-02 2002-03 2003-04
#Unitsto be 0 8 0 0 0
Demolished
# Affordable Units
Built 0 0 13 0 0
# Unitsto be Acquired 8 0 4 8 8
# Propertiesto be 10 10 10 10 10
Rehabilitated

Twenty-eight units are estimated to be acquired over the five year period by non-profit agencies.
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4.73 Inclusionary Housing Program

The mogt subgtantia change in the Housing Element is the revison to the Inclusonary Housing
Program. The Inclusonary Housing Program began in 1980 in an effort to expand the
affordable housing stock in proportion to the overdl increase in new resdentia units built in the
City. Three new apartment complexes were built in the Ranch developments providing a total
of 810 new gpartment units to meet inclusonary requirements. By 1998, dl Inclusonary
projects built in Rancho San Clemente and Marblehead had fulfilled their term of affordability as
required by the Inclusionary Program established in 1980.

As described in Chapter 3, under the section entitled Evauation of the Inclusionary Housing
Program, no new gpartments have been built within Ranch developments for households earning
50% or less than median income through the Inclusonary Housing Program between 1989 and
1999. In 2000, the Talega developers provided 10 acres of land for the provison of an 186
unit affordable family apartment complex to meet their inclusonary requirements. The option to
develop the project was provided to Jamboree Housing Corporation, a non-profit housing
organization. It is projected to be constructed during 2001-02.

Through the evauation of past inclusonary projects, it has been determined that very low
income households are better served by affordable rental units than for-sale housing. Therefore,
the option for developers to provide For-Sde housng to meet their Inclusionary requirements
has been diminated. Besdes the poor track record in keeping for-sde housng in the
Inclusionary Program, it is doubtful that deed restricted homes would be marketable when there
are market rate housing units for sde to households earning 80% - 120% of median incomein
San Clemente.

In the previous Housing Element, the City determined that four categories of incomes - 50%,
80%,100% and 120% of median income should be alocated a share of the new housing built in
the City. Under the Inclusonary Program al projects over 10 units were to provide a tota of
15% of the dwellings affordable to the four income categories when building for-sale housing.
When apartment units were built, 7.5% of the inclusonary units were dlocated to households
earning 50% of median income and 7.5% were alocated to households earning 80% of median
income. The greatest change in the revised Inclusonary Housing Program isthe deletion of the
three income categories being served by the housing market (80%, 100% and 120% of median
income), and to focus the program on the provison of housing to those households earning 50%
or less than median income not currently served in the market. Therefore, the Inclusionary
Housing Program has been revised to require all new developments with 6 or more
units to provide a total of 4% of the units to households earning 50% or less than
median income. This can be accomplished through the congtruction of new apartment units,
gther on or off-gte, or through the payment of an in-lieu fee or provison of land, or a
combination to be recommended by the Community Development Director.
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Section 33413 (b)1 of the State Health and Safety Code has an additional requirement for
inclusionary housing within the project area which requires Redevelopment Agencies(RDA) to
provide 30% of al new or rehabilitated dwelling units developed by the RDA to households
earning not more than 120% of the County median income, of which 50% (15% of the total units)
are to be affordable to households earning 50% or less than the County median income. Section
33413 (b)2 requires 15% of al new or rehabilitated dwelling units developed within the project
area by public or private owners, other than the Agency, to be available to households earning not
more than 120% of County median income, of which 40% (or 6% of te total units) must be
affordable to households earning 50% or less than median income. These requirements are
incorporated into the Inclusionary Program as required by the State and are reviewed annualy in
order to meet the 10 year aggregate requirement beginning January 1, 1992.

The following guiddines describe the new requirements of the 2000 Inclusonary Housing
Program and the methodology for determining the in-lieu fee.

4.74 Inclusionary Housing Program Implementation Details

4.741 Purpose of Inclusionary Program

The purpose of the Inclusionary Housing Program is to expand the affordable housing stock in
San Clemente in proportion with the overdl increase in new resdentid units built in the City,
thus providing housing for avaried and viable population.

4.742 Requirements

Who participates. The program shdl apply to new developments of 6 or more dweling units
intended to be built as asingle project.

Term of affordability: Indusonary units shal remain affordable for aminimum of 30 years, or
if other public financing has longer terms the longest term shdl prevall. Household income and
rent for rent-restricted units must be reported annudly to the Community Development
Department - Housing Program.

Type of Units. Affordable wits shdl be for rent only and shdl have the same proportionate
number of bedrooms as the non-inclusionary project.

Housing Cost:  Affordable units shdl be rented out to households earning 50% or less than
median income, with rents no greater than 30% of 50% of Orange County Median Income by
household sizelessthe utility dlowance. For example:  The 2000 Orange County Income for
a one person household earning 50% of median income is $24,350. Allowable housing costs
are derived by dividing $24,350 by 12 months, multiplied by 30%, generating tota monthly
housing costs of $608. Payment of utilities are deducted from the housing costs to determine
the actual rent amount. Utility alowances are adjusted annually and are provided by the Orange
County Housing Authority.  If a one bedroom apartment’s utility dlowance is $40, then the
dlowable rent would be $568. Housing costs are adjusted annually by household size and
household income.
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The Developer has three options to consider to meet thar Inclusonary requirements.  The
Community Development Department will make the find recommendation in determining which
option best meets the needs of the City within the approved development agreement.

Developer options:

1. Build new gpatments (4% of tota number of units) on or off-dte, with rental costs
affordable to households earning 50% of median income by household size. The number of
very low income units required is a minimum of 4% of the tota number of new units built.
The requirement may be varied depending on the number of bedrooms per gpartment and
market needs.  For example, if the developer is building 100 - 3 bedroom homes, and 4
affordable units are required, a minimum of 4 - 3 bedroom apartments with housing cost at
50% of median income can be built to meet the inclusionary requirement or depending on
market needs, and with a recommendation by the Community Development Director, the
developer can chooseto meet the inclusionary requirement by providing 12 bedroomsin a
combination of gpartment types including: sudios, one, two, three or four bedroom units,
resulting in avariation of the number of housing units.

2. Pay an in-lieu fee based on 1% of the condruction vauation of each dwelling unit built.
Thein-lieu fee will be paid a the same time of payment of building permit fees.

3. Provide the equivdent amount of land (ongte or off-ste) and development fees to a non-
profit developer to own and build the required number of indusonary housing units
generated from the proposed development. (more units may be built, but not less).

Definitions:

1. Eligible Households - One or more persons in a household whose combined income(s) is
within 0-50% of Orange County median income for that household sze.

2. Housing Cog for Affordable Units - Housing cost shdl not be greater than the payment of
rent and utilities equa to 30% of 50% of median income.

3. Household Income - As determined by the U.S. Dept. of Housing and Urban Development
(HUD) for each State and County annually.

4.743 Purpose of the In-lieu Fee

The purpose of an in-lieu feeisto offer the developer the option to pay afeeinstead of building
affordable units. Thisistypicaly used when the project isa smdl in-fill, for-sale development or
there is no lad zoned in the sub-divison that could be used to build gpatments. The
Community Development Director will make the find recommendation for use of the in-lieu fee
option. The in-lieu fee is basad upon provison of housing for 50% of the median income,

however, the in-lieu fee program will dlow for avariety of housing options. Through the use of
the in-lieu fees and other government grants, units for households earning less than 50% of

median income can adso be asssted through subsidies to non-profit organizations to acquire
exiging gpartments, construct gpartmentsin the city or to provide dternative forms of housing.
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In-Lieu Fee M ethodology

Thein-lieu fee is recommended to be 1% of the congtruction vaue of each unit constructed as
determined by the Building Divison. For example, arecent sngle family development included
modd homes with congtruction vaued at $161,837, $187,824 and $200,350. Applying the
1% In-lieu fee, the developer would pay $1,618, $1,878 and $2,003 per unit respectively, in
lieu of building affordable apartment units.

On aregular basis the Housing Coordinator will perform aHousng Cost Analysisto verify that
the in-lieu fee is reasonably equivdent to providing 4% of the new units affordable to
households earning 50% of median income. The andyss will be based on the subsdy gap
between building a market rate, 3 bedroom apartment (1,100 square feet) and the mortgage
supportable (less operating costs) by a household of four earning 50% of median income.

In 2000, the Housing Cost Anadysis determined the cost of providing a 1,100 square foot, 3

bedroom apartment, including direct and indirect construction costs to be $110,020/unit, and
land cost of $35,000 per unit for a tota of $145,020 per unit. The affordable rent for a 3
bedroom apartment for a family of five at 50% of median income is $939 per month based on
2000 figures.  Monthly overhead and maintenance costs amount to $300 per unit. The
mortgage is based on a net income of $639 per month which can pay off a loan of
gpproximately $85,000 at 8.0% interest over 30 years. Although land costs will vary
depending on location and size and condition of the lot, an average of $35,000 was used based
on recent sdles of samdl vacant lots downtown. Therefore, a subsidy of approximately $25,020
a unit for congtruction cogts, plus the land costs of $35,000 a unit, for a totd of $63,400 is
needed to provide housing affordable to afamily of five earning 50% of median income and able
to pay $939 amonth in rent. Depending on the availability of in-lieu fees, and federal subsidies
for congruction and acquigtion of affordable housing, new units will be purchased or built by

non-profit agencies able to obtain these subsidies.

TheHousing Cost Analysiswill include the following:

1. lowest prevailing mortgege rate avalable for multi-family units available & the
time of andyss
2. congtruction costs per the building department

3. gpartment overhead and maintenance costs per non-profit housing standards
and utility costs

4, HUD median income for Orange County
5. affordable rents based on the payment of 30% of a household's income paid
toward housing costs at the 50% of median income leve
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Affordable Housing Cost Analysis- Formulafor verifying In-lieu Fee:

Market Rate Apartment less Mortgage Formula:
Land & Construction Cost Mortgage supportable by rentsless O& M,
3 bedroom apartment affordable to households earning

50% of Median Income

= In-lieu Fee per unit
In 2000 Dollar s thisamountsto:

Market Rate Apt. Cost less Mortgage
$145,020 $85,000

= $60,020 (estimating $35,000 land cost)
In lieu fee needed for 1 very low income unit
(amount will vary depending on land costs)

Table 3.1 in Chepter 3 provides a chart of the Inclusonary requirements of recent
developments and the totd in-lieu fees paid by developers since 1996. The average payment
for the required very low income units ranges from $28,560 from the lower priced Alisd
Development to a high of $73,143 from the higher priced large homes built in the Rancho San
Clemente Hovnanian development. A total of $738,179 was collected to subsidize 14 very-
low income apartment units. This amounts to $52,727 a unit. Depending on the land vaue, and
whether new units are built or acquidtion of existing units are purchased to be converted to
permanent affordable housing, there should be adequate funds to provide 14 very-low income
units.

Implementation of the 1% fee is equitable because it dlows lower valued unitsa smaler fee and
higher vaued units a higher fee. The adoption of an in-lieu fee based on 1% of congtruction
vaue of each unit built and the regular andys's of the cost of providing affordable housing will
insure that fees generated will be able to provide very low-income units equivaent to the 25%
share of the origind 15% Inclusionary requirement (3.75% rounded up to 4%) either through
condruction or acquistion of exiging units. The purchase of exising units using in-lieu fees and
other public and private funds by non-profit organizetions will help the City achieve its
affordable housing requirements, in addition to revitaizing and preserving affordable housing in
our older nelghborhoodsm San Clemente. The advantages of an in-lieu fee payment indlude:
Allows the City to determine where affordable housing resources are utilized.
Funds generated by in-lieu fees can be used to provide affordable housing in
exigting neighborhoods.
Allows the City to combine in-lieu fees with other housing funds.
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Is a source of funds to enable the City to work with non-profit community housing
development organizations (CHDO's) dedicated to the provison of long term
affordable housng.

Adds diversity to the City's affordable housing program.

4.744 Use of In-Lieu Fees

In-lieu fees are to be used to provide housing for households earning 50% or less than median
income. By accepting in-lieu fees based on 50% of median income a deficit may be generated
with non-profit ownership if the organization wants to house people earning much less than 50%
of median income (depending on the interest rate and downpayment on the property). This
deficit is known as the affordability gap. The affordability gap is the difference between the
portion of development costs which can be supported by tenant rents or owner monthly
payments and the cost of developing or purchasing the unit.

In generd, the purpose of CHDO's is to provide housing to very low income households
unserved by the existing housing market and to assess rents on a non-profit bass. CHDO's
charge rents based on their costs without including a profit.  In San Clemente, there are very
few rentas for households earning less than 50% of median income. 1IN 1990, 24% or 3,942
households earned less than $24,999 (54% of median income) in San Clemente. In 2000
dollars, affordable housng costs for households with four persons earning 50% of median
income ($34,800) amount to $870 per month. Based on annuad household income data, the
magority of households needing below market rate rents earn 50% of median income or less.
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